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50 California Street » Suite 2600 « San Francisco, California 94111 « (415) 352-3600 « Fax: (415) 352-3606 * www.bcdc.ca.gov

October 5, 2012
TO: Agencies and Interested Parties
FROM: Lawrence J. Goldzband, Executive Director (415/352-3653 1goldzband@bcdc.ca.gov)
Page Perry, Coastal Planner (415/352-3641 pagep@bcdc.ca.gov)
SUBJECT: Amendments to the Solano County Component of the Suisun Marsh Local Protection
Program

Attached are proposed amendments to Solano County’s policies and regulations governing the
Suisun Marsh (the Solano County Local Protection Program Component) adopted by the Solano
County Board of Supervisors on August 28, 2012. In 2008, the Solano County Board of Supervisors
adopted an updated Solano County General Plan that changed many land use designations
throughout the county, including the land use designation within the approximately 2,600 acre
Collinsville water-related industrial area. In April 2011, BCDC amended the Bay Plan and Suisun
Marsh Plan to reduce the size of the Collinsville water-related industrial area, consistent with the
County’s 2008 General Plan. Since that time, the County has drafted and adopted zoning
ordinances to implement its 2008 General Plan. During the past several months, BCDC and County
staffs have worked to reconcile the General Plan policies and zoning ordinances with the
requirements of the Suisun Marsh Preservation Act and the Suisun Marsh Protection Plan. Solano
County has updated its 2008 General Plan and zoning ordinances, completed a new component of
the Suisun Marsh Local Protection Program (LPP) (attached), has endorsed the LPP changes, and
submitted the updated component to the Commission for its certification.

Pursuant to Section 29418 of the Suisun Marsh Preservation Act (Public Resources Code Section
29000 et seq.) and Commission Regulation Section 11202 (California Code of Regulations, Title 14,
Div. 5), these proposed amendments are being distributed to you for review and comment. The
Suisun Marsh Preservation Act provides for a review period of not more than sixty (60) days. In
this case, the review period will be open for 45 days, to end on November 19, 2012.

After receiving comments, BCDC will provide a staff summary of the proposed amendments,
pursuant to Commission Regulation Section 11203, which shall include staff comments, a summar
of the environmental documentation, a summary of all comments received through November 19™
and a brief response to those comments. This summary will be distributed to Solano County, all
affected local governments, agencies, and any persons who have requested the mailing.

The Commission shall then hold a public hearing, scheduled for December 6, 2012, to consider
certification of the proposed amendments to the LPP. Thus, you will have an opportunity to
comment in writing through November 19, 2012 and then in person at the public hearing on
December 6, 2012. After the public hearing, the BCDC staff will prepare a staff recommendation
that will include responses to all comments received either in writing or at the public hearing, any
necessary revisions, a recommendation for Commission action on the certification, and a draft
resolution. The Commission will vote on certification of the LPP amendment at the meeting to be
held on January 17, 2013.

Please provide any written comments you may have regarding the proposed amendments and
their consistency with the Marsh Act and Plan to Page Perry (415/352-3641; pagep@bcdc.ca.gov) of
BCDC staff by November 19, 2012.
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RESOLUTION NO. _12-170

RESOLUTION OF THE BOARD OF SUPERVISORS OF SOLANO COUNTY
ADOPTING THE 2012 AMENDMENT TO THE COUNTY’S COMPONENT OF
THE SUISUN MARSH LOCAL PROTECTION PROGRAM

WHEREAS, the Suisun Marsh Preservation Act of 1977 requires Solano County to prepare a
Solano County Component of the Suisun Marsh Local Protection Program (“County LPP"), which is
to include those provisions of the County’s General Plan, specific plans, ordinances, zoning maps,
land use regulations, and other programs or standams that have been adopted by the County, or
are to be undertaken or carried out by the County in and adjacent to the Suisun Marsh, and which
implement the Act and the Suisun Marsh Protection Plan at the County level; and

WHEREAS, on May 20, 1980, through its Resolutions Nos. 80-78 and 80-79, the Board of
Supervisors adopted the County LPP and transmitted that component to the San Francisco Bay
Conservation and Development Commission ("BCDC") for review and certifcation; and

WHEREAS, BCDC conditionally approved the County LPP, subject to a number of
conditions for certification, on September 18, 1980; and

WHEREAS, on August 31,1882, through its Resolution No. 82-169, the Board of Supervisors
adopted amendments to the County LPP and transmitted the amended component to BCDC for
review and certification; and

WHEREAS, on November 4, 1982, BCDC unconditionally certified the County LPP, as
amended on August 31, 1982; and

WHEREAS, on February 2, 1999, through its Resolution No. 99-31, the Board of Supervisors
amended the County LPP in connection with the Montezuma Wetlands project, which amendment
was certified by BCDC on June 17, 1999; and

WHEREAS, the certified County LPP is currently comprised of portions of the County's
General Plan and the Solano County Code, including the Zoning Code (Chapter 28), Drainage and
Flood Cantrol (Chapter 9), and Grading and Erosion Control (Chapter 31), as existed in 1999; and

WHEREAS, in 2007, the County repealed Chapter 9 of the Solano County Code,
consolidating the provisions of that chapter into a revised Chapter 31 (Grading, Drainage, Land
Leveling, and Erosion Control} of the County Code; and

WHEREAS, in 2008, the County adopted a comprehensive update to the Solano County
General Plan, superseding most elements of the prior general plan; and

WHEREAS, in February 2012, the County adopted a comprehensive update to Chapter 28
of the County Code, repealing the prior version of that chapter; and

WHEREAS, Solanc County General Plan Implementation Program RS.I-12, calls for a
program to review and update the County LPP to reflect new policies and programs in the 2008
Solano County General Plan and other updates to policies, programs, and regulations contained in
the currently-certified version of that component and
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WHEREAS, a Draft 2010 Amendment to the County LPP was prepared and distributed for
public review and comment in June 2010; and

WHEREAS, the County held two publicly noticed community meetings, providing opportunity
for the public o review and comment on the Draft 2010 Amendment to the County LPP, and the
amendment was provided to the Benicia, Cordelia, Fairfield, and Suisun City public libraries and
posted on the internet; and

WHEREAS, after June 2010, the scope of the Draft 2010 Amendment was reduced to
address only adoption of County Code amendments consolidating Chapters 8 and 31 into a revised
Chapter 31 and adoption of Chapter 6.4 of the County Code regulating sewage disposal systems;
and

WHEREAS, the Board conducted a public hearing on the Draft 2010 Amendment to the
County LPP on August 24, 2010, having given 30 day public notice to BCDC, all entities having
components of the Local Protection Program, and to the public; and

WHEREAS, on August 24, 2010, the Board adopted the 2010 Amendment to the County
LPP and Findings of Consistency between Provisions of the Suisun Marsh Protection Act and
Existing County Policy, and authorized submittal of the Amendment to BCDC fer its review and
certification; and

WHEREAS, the adopted 2010 Amendment to the County LPP is still pending before BCDC
and, pursuant to Section 29419(a) of the Suisun Marsh Preservation Act, the version of the County
LPP in effect at this time is the version certified by BCDC in 1999; and

WHEREAS, amending the County LPP to reflect the changes to the water dependent
industrial and commercial recreation [and use designations adopted as part of the Solano County
2008 General Plan first required an amendment to the San Francisco Bay Plan and Suisun Marsh
Protection Plans in the Collinsville arca; and

WHEREAS, on August 24, 2010, the Board authorized the County Administratorto transmit
an application to the San Francisco Bay Conservation and Development Commission to amend the
San Francisco Bay Plan and Suisun Marsh Protection Plan and

WHEREAS, on July 7, 2011, BCDC approved amendments to its San Francisco Bay Plan
and Suisun Marsh Protection Plan to modify the boundaries of the waterrelated industrial priority
use designation at Collinsville, thereby reconciling prior inconsistencies between the Commission’s
two plans and the County’s 2008 General Plan; and

WHEREAS, following BCDC's approval of its plan amendments, a Draft 2012 Amendment to
the County LPP was prepared and distributed by the Department of Resource Management for
public review and comment; and

WHEREAS, the Draft 2012 Amendment addresses adoption of the 2008 General Plan
update, adoption of Zoning Code Text amendments addressing Definitions, Limited Agriculture
District, Residential Traditional Community District, Commercial Recreation District, Water
Dependent Industrial District, and Land Use Regulations; further amending Chapter 31 addressing
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grading, drainage, land leveling and erosion control; replacing Chapter 6.4 of the County Code
regulating sewage disposal systems with revisions to County policy regulating sewage disposal
systems within the Suisun Marsh; and amending the Zoning maps relating to the Water Related
Industrial Reserve Area around Collinsville and in secondary management area consistent with the
2008 General Plan; and

WHEREAS, the Draft 2012 Amendment, as prepared by the Department of Resource
Management, was formatted as complete County LPP document that would supersede all prior
versions of the County LPP, although numercus policies and regulatory provisions in the Draft 2012
Amendment simply carried forward policies and regulatory provisions contained in the current
County LPP, reformatted without substantive amendment and

WHEREAS, in the Draft 2012 Amendment circulated for public comment prior to
consideration by the Solano County Planning Commission, the Department proposed that the policy
in the current County LPP addressing commercial wind energy development in the Suisun Marsh be
substantively updated; and

WHEREAS, the Planning Commission conducted a noticed public hearing on the Draft 2012
Amendment on June 21, 2012, and made its recommendation o the Board of Supervisors; and

WHEREAS, the Planning Commission recommended that the Board of Supervisors adopt
the Draft 2012 Amendment as prepared by the Department, except that the existing County LPP
policy for commercial wind energy development in the Suisun Marsh, which was adopted by the
Board on August 3, 1982, through Resolution No. 82-139 and was certified as part of the County
LPP by BCDC on November 4, 1982, should be included as Policy SM-P 35 of Chapter 12 of the
General Plan and retained as an existing policy of the County LPP without amendment; and

WHEREAS, the Board conducted a public hearing on the Draft 2012 Amendment on August
28, 2012, having first given 30 day public notice to BCDC, all entities having components of the
Local Protection Program, and to the public; and

WHEREAS, the Board has reviewed the staff report of the Department of Resource
Management, the recommendation of the Planning Commission, and heard and considered all
comments regarding all elements of the project, including both the proposed substantive
amendments to the County LPP and the substantive reteniion of various policies and regulatory
provisions of the current County LPP; and

WHEREAS, the Board finds that the proposed 2012 Amendment of the County LPP, as
recommended by the Planning Commission, conforms to the Suisun Marsh Protection Plan and the
Suisun Marsh Preservation Act of 1977, and

WHEREAS, a Negative Declaration has been prepared and circulated for the proposed
project. Prior to reviewing the project, the Board considered the Negative Declaration together with
any comments received during the public review process. The Board finds on the basis of the Initial
Study and any comments received that there is no substantial evidence that the project will have a
significant effect on the environmeni.
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RESOLVED, the Board of Supervisors of the County of Solano does hereby adopt the 2012
Amendment of the Solano County Component of the Suisun Marsh Local Protection Program as
recemmended by the Planning Commission, atiached hereto as Exhibit 1 and as supplemented o
reflect all actions taken by the Board of Supervisors on this date, and directs the Director of the
Department of Resource Managementto format the amended County LPP as necessary.

RESOLVED, the Board of Supervisors directs the Direcior of the Department of Resource
Management to notify the San Francisco Bay Conservation and Development Commission that the
2010 Amendment to the County LPP has been superseded and should no longer be reviewed and
considered by the Commission for certification.

RESOLVED, the Board of Supervisors directs the Director of the Department of Resource
Management to submit the amended County LPP to the San Francisco Bay Conservation and
Development Commission for its review and certification.
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Passed and adopted by the Solano County Board of Supervisors on August 28, 2012 by the
following vote:

AYES: Supervisors Reagan, Spering, and Vasqguez.
NOES: Supervisors Kondylis, and Chair Seifert.
EXCUSED: Supervisors None.

/
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Ir

. s

Linda J. Sgifef] Cha/
Solano County Boardof Supervigors

ATTEST:
Birgitta E. Corsello, Clerk
Board of Supervisors

By: C‘(\M@\N\\Q@ pbjumz\ﬁ ;

Patricia J. CRttenden, Chief Deputy Cletk 6
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Summary of the Solano County Component

Introduction

The Sulsun Marsh represents an area of significant aquatic and wildlife habitat and s an
ireplaceable and unique resource to the residents of Solano County, the State and Nation. The
Suisun Marsh conslsts of approximately 85,000 acres of tidal marsh, managed wetlands and
waterways, as well as adjacent lowland and upland grassland areas, in southern Solano County.
It Is the largest remaining wetland around San Francisco Bay and comprises about ten percent
of Cdlifornia’s remaining wefland area, The Marsh is also a wildlife habliat of nationwide
Importance In that It provides wintering hablfat for waterfowl of the Pacific Flyway. Because of
its size and estuarine location, it supports a diversity of plant communities that provide habliats
for a variety of fish and wildlife, including several rare and endangered specles.

Pursuant to the Nejedly-Bagley-Z'berg Sulsun Marsh Preservation Act of 1974, the San Franclsco
Bay Conservation and Development Commission (BCDC) prepared the Suisun Marsh Protection
Plan for the orderly and long-range conservation, use, and management of the natural, scenic,
recreational, and man-made resources of the Marsh. The Suisun Marsh Protection Plan
contained a serles of recommendations that required implementation by the Leglsiature. In
brief, the Plan proposed (1) a primary management area encompassing fidal marshes,
managed wetlands, adjacent grasslands, and waterways, and (2) and a secondary
management area of significant buffer lands. The Plan defined the “Sulsun Marsh” as including
both of these management areas, as shown on the Suisun Marsh Protection Plan Map, Under
speclfic guidelines for each management areq, the County would be responsible for preparing
and administering a local protection program. BCDC would represent the state’s Interests,
serving as the land use permitting agency for major projects In the primary management areq,
and as an appellate body with limited functions in the secondary management area. The Plan
deflned the “watershed” as the area immediafely upland from the secondary management
area of the Marsh, Including those streams and adjacent riparian areas that are fributary to, or
flow Info, the Marsh. The Plan sought to ensure that further development outside the Marsh but
within the watershed would not adversely affect water quallty within the Marsh due to
sedimentation and increased urban runoff

Suisun Marsh Preservation Act Requirements

In 1977, the California State Legislature enacted the Suisun Marsh Preservation Act (Marsh Act;
Public Resources Code, § 29000 et seq.), which Implements the recommendations contained in
the Suisun Marsh Profection Plan. The Mash Act defines the boundaries of the Sulsun Marsh and
establishes primary and secondary managerent areas within the Marsh.,

The majority of the Suisun Marsh lies under the jurlsdictlon of Solano County. Other local
governmental agencies having jurisdiction within the Marsh include the citles of Benlcla, Fairfield,
Suisun City, the Solano County Local Agency Formation Commission, the Solano County
Mosquito Abaftement Disirict, and the Sulsun Resource Conservation District.  Under the
provisions of the Marsh Act, Solano County and each of these other agencies is required to bring
its general and speclfic plans, ordinances and zoning maps, land use reguiations, and other

Solano County Component of the
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related standards and conirols Into conformity with the provisions of the Marsh Act and the
Suisun Marsh Protection Plan,  The combination of all such land use and development policies,
standards, and controls adopted by all of these agencles constlitutes the Local Protection
Program (LPP), while the controls adopted by an individual agency constifutes that agency’s
component of the LPP.

As described In the Sulsun Marsh Protection Plan, the LPP is fo Include development controls
designed fo meet the following objectives:

(o) Protection of fidal and seasonal marshes, managed wetlands, sloughs, bays,
and waterways within or fributary to the Suisun Marsh;

(b) Protection of those agricultural lands both within and adjacent to the Suisun
Marsh necessary to ensure that current agricultural uses within the Marsh remain
economically feasible for as long as possible;

(c) Eroslon, sediment, and run-off controls In the secondary management area of
the Suisun Marsh and the watershed;

(a) Conirols on creek side developments that would protect riparian hablfat and
the Suisun Marsh from Increased slltation and water run-off caused by waterway
modification along and Immediately adjacent fo waterways flowing into the
Marsh;

(e) Assurance of the maximum beneficial use of deep water industrial and port
areas necr Collinsville; and

(H Procedures and standards to review the design and location of any new
development or sfructures in and adjacent to the Suisun Marsh to protect the
visual characteristics of the Marsh and, where possible, enhance views of the
Marsh,

The Marsh Act required each agency other than the Suisun Resource Conservation District
(SRCD) to prepare and submit Ifs proposed component of the LPP to the County. If the County
determined that an agency’s proposed component did not conform to Marsh Act and the
Sulsun Marsh Protection Plan, the County was fo advise the agency of changes necessary to
bring the proposed component info conformlty, The County was then to complle all agency
components, other than SRCD’s component, Into a single LPP that it would then submit to BCDC
for certlfication. SRCD was to submit lfs component directly to BCDC for certification.
Alternatively, if an agency was lafe In preparing its proposed component, the County was to
submit a partial LPP to BCDC for certification,

Original Solano County Component

Not all agencies compieted preparation of thelr components at the same time. In April 1980,
the County submitted to BCDC for certification the components prepared by the Local Agency
Formation Commission, the Mosquito Abatement District, and the City of Fairfleld. These three
components were callectively referred to a Part 1 of the Sulsun Marsh LPP.

Solano County Component of the
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In May 1980, Solanoc County submitted its component to BCDC as Part 2 the Suisun Marsh LPP.
On September 18, 1980, BCDC approved the County component subject fo a number of
condiflons. The Counily prepared amendments to meet BCDC conditions of approval and these
were submiffed on August 31, 1982, BCDC certifled the County’s component on November 4,
1982, In 1999, Solano County amended its component of the LPP to Incorporate provisions
addressing wetland restoration In the Collinsvile area. These amendments were cerlified by
BCDC on June 17, 1999,

August 2010 Amendment to the Solano County Component
of the LPP

On August 24, 2010, the Solano County Board of Supervisors approved the 2010 Amendment to
Its cornponent of the Sulsun Marsh Local Protection Program (LPP) 1o Incorporate Solano County
Code provisions relating to sewage standards (Chapter 6.4) and grading, drainage, land
leveling, and erosion conirol (Chapter 31), which have been amended since the County last
updated its component of the LPP. The County recognized at that fime that additional portions
of its component of the LPP needed to be updated due to the County’s adoption of a new
General Plan In 2008 as well as the adoption of other regulatory amendments. The County
stated that it proposed fo further amend ifs component of the LPP upon approval by BCDC of
the proposed San Franclsco Bay Plan and Suisun Marsh Protection Plan amendments to reflect
these additional changes.

San Francisco Bay Plan and Suisun Marsh Protection Plan
Amendments

On August 24, 2010, the Board of Supervisars authorized the submittal of an application to amend
' the San Francisco Bay Plan (Bay Plan) and Sulsun Marsh Protection Plan (Marsh Plan) and
Resolution 16 to modify the boundaries of the water-related Indusirial priority use designation atf
Caollinsville o reconcile inconsistencles between the Commission’s Bay Plan and Marsh Plan and
the County’s 2008 General Plan. On July 7, 2011, the Commission approved the proposed
amendments.

2012 Amendment to the Solano County Component of the
LPP

On August 28, 2012, the Solano County Board of Supervisors approved the 2012 Amendment to
the Solano County component of the Suisun Marsh Local Protectlon Program. As part of fhis
amendment, the proposed 2010 Amendment has been modified and Iincorporated fully info this
amendment.

Solano County Component of the LPP, as Amended August 28, 2012

1. Solano County Generat Plan

a. Chapter 2, Land Use (excerpt)
b. Chapter 4, Resources (excerpi)
c Chapter 8, Public Facllities and Services (excerpt)
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cl. Chapter 12, Suisun Marsh Local Protection Program Policies,
Including Policles Regulating Sewage Disposal Systems (full chapter)

2. Solano County Code
a. Chapter 28, Zoning (excerpts)
I. Section 28.01, Definifions (excerpt)
i Section 28.22, Suisun Mash Agriculfural (A-SM) Districts (full section)

ill, Section 28.32, Residential-Traditional Community Districts (porfion of
section applicable to R-TC-4 District)

fv, Section 28.41, Commercial Districts (portion of section applicable to
Commerclal Recreaticn - Limited (C-R-1) District)
v, Section 28.42, Manufacturing Districts (portion of section applicable to

Water Dependent Industrial (-WD) District)
Vi, Section 28.52, Marsh Preservation (MP) District (full section)

vil, Sectlon 28.78, Land Use Regulations for Communlcation and
Infrastruciure Uses (excerpfs)
wiil, Sectlon 28,104, Marsh Development Permit (full section)
D, Chapter 31, Grading, Drainage, Land Leveling, and Erosion Control (excerpt)
3. Figures

Figure RS-3, Delta and Marsh Protection Ares (General Plan, Chapter 4)

Figure SM-1, Current View Sulsun Marsh {General Plan, Chapter 12)

Figure SM-2, Sulsun Marsh Management Areas [General Plan, Chapter 12)

Figure SM-3, General Plan Land Uses Sulsun Marsh (General Plan, Chapter 12)
Existing Zoning Districts, Suisun Marsh (complled from Code, Chapter 28)
Adopted Protected Channels of the Suisun Marsh Watershed (Code, Chapter 31)

~pooUTo

Revision to Solano County General Pian Policies (Part |)

The Sulsun Marsh Preservation Act of 1977 reqguires to the County as part of it's LPP fo include:

"Any amendments to general or speclfic plans applicable to any area within the marsh
necessary to bring such plans info conformity with this divislon and the policies of the
protection plan.” (Sectlon 29401(a))

In 1980, the County adopted amendments fo the Land Use and Clrculation Element, Resource
Conservaiion and Open Space Elements, Collinsvile Montezuma Hills Area Plan and Program,
Scenlc Roadways Element and Health and Safety Element fo establish and bring into conformity
general plan and area plan policies with Sulsun Marsh Protection Plan biclogic resources wildiife
habltat management and preservation; agriculture; water quality; natural gas; utllities, facilltlies
and fransportation; and recreation and marsh access policies.

As part of the 2012 Amendment, the General Plan provisions in the LPP have been updated to
Incorporafe provisions from the General Plan adopted in 2008 as well as a new Chapter 12,
Suisun Marsh Local Protectlon Program Policles, added to the General Plan In 2012, The 2008
revision of the Solanc County General Plan updated county policies and programs and
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consolidated individual general plan elements info a single integrated document. Changes
affecting the LPP Included (1) updates to the County policies previously incorporated In the LPP
and (2) changes to the land use designations in the Collinsville area.

The General Plan provisions for the LPP are shown in Part I The following summarizes the
changes.

Chapter 2 - Land Use (Part I-A)

The Land Use chapter contains new land use descriptions for water bodles and courses, park
and recredation, marsh, agriculiure, pubic/quasi-public, traditional communlty - residential,
commercial recreation and water dependent industrial land use designations which have been
opplied to the Suisun Marsh Management Area. The chapter incorporates provisions of the
Orderly Growth Initiative which limifs redesignation under the General Plan of agriculiural and
marsh land use designations fo other land uses,

A specldl sfudy was conducted In the Collinsville area as part of the General Plan update
through a community based planning program. The recommendations of the special study
have been incorporated [n Chapter 2. They provide a pollcy framework for the land use
changes In the Collinsville areq, including the Water Related Industry Reserve Area under the
Suisun Marsh Protectlon Plan, and for updating the Collinsville-Montezuma Hills Area Plan and
Program.

Chapter 4 - Resources (Part I-B)

This chapter describes the Sulsun Marsh and summarizes the County’s Suisun Marsh LPP. Figure
RS-3 Delta and Marsh Proteciion Areas reflects the BCDC Suisun Marsh Protection Plan and San
Francisco Bay Plan map amendments to the Water Related Industrial Reserve area.

Chapter 8 - Public Facilities and Services (Part I-C)

This chapter Includes a new policy addressing the Public/ Quasi-public land use designation
applied to the Potrero Hills Landfill within the secondary management area of the Suisun Marsh,

Chapter 12 - Suisun Marsh Local Protection Program Policies (Part 1-D)

This Chapter consolidates all of the General Plan policles addressing the Sulsun Marsh info one
chapter of the General Plan. LPP General Plan policles were previously located in several
elements of the General Plan Including Land Use and Circulatfon Elements, Resource
Conservation and Open Space Elements, Collinsville Montezuma Hills Area Plan and program,
Scenlc Roadway Element, and Health and Safefy Element. General Plan policies governing the
Suisun Marsh which were previously incorporated into the Solano County component of the LLP
and cerfified by BCDC have been incorporated info Chapter 12, They include policles
addressing blologic resources; wildlife habitat management and preservation; agriculiure; water
quality; natural gas; uillities, facllites and transportation; and recreation and marsh access.
Minor revisions have been made to some policies for clarlfication and consolidation. The
Collinsville-Montezuma Hills Area Plan and Program Is no longer part of the General Plan and
these water dependent industrial policies have been deleted and replaced with water related
Industrial policies from the Sulsun Marsh Protection Pian.
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Policies governing sewage disposal systems have been updated and incorporated into Chapter
12 1o reflect sewage disposal requirements adopted by the County under County Code Section
6.4, Sewage Disposal Standards, in 2001 and amended in 2004,

Portfions of the Marsh Act and Suisun Marsh Protection Plan are directed toward maintenance of
water guality through controls on individual sewage disposal systemns, currently a responsibility of
the Solano County Depariment of Resource Management, Environmental Health Services
Division. The Marsh Act provides that with the Marsh, the LPP shall Include enforceable
standards of the operation of septic tanks and wastewater discharges. The basis for thls
requirement Is Policy No. § of the Utilitles, Facilities and Transportation Section of the Suisun Marsh
Protection Plan, which states;

5. Because septlc tanks do not function properly in the wetland areq, the Solano County
Department of Public Health should institute a program to close out existing fanks in the
wetlands and require new systems that would properly dispose of wastes as required by
the Solano County Health Department and the Regional Water Quallty Control Board.

In 1975, Sclano County enacted an ordinance (No. 888) to regulate Individual sewage disposal
systems. This ordinance, which was approved by the San Francisco Regional Water Quality
Confrol Board, controlled the Installation and operation of septic tank/leachfield systems within
the Sulsun Marsh. Ordinance 888 required the Solano County Department of Public Health fo
inspect waste disposal systems in the County every five vears, or more frequently In areos
determined to be susceptible to sepfic tank fallure. Where a system was found to be
malfunctioning, a program and timetable were established to correct the malfunction.

Due fo staff shorfages during the fime when the County orlginally adopted its component of the
LPP, the Health Department was not then able fo pursue its Inspection program as vigorously as
it would have liked. Instead, the Heaith Depariment responded o specific requests of owners of
property in the Marsh to improve systems and worked with these people 1o alleviate problems,
As a resulf, the Board of Supervisors adopted Resolution No, 80-26 in April 1980, which established
a setf of policies for inspection of septic systems, and replacement or abatement of nulsance
systems, In the Marsh,

In July of 2001, revisions fo Solano County Code were approved as Chapter 6.4, Sewage
Disposal Standards. These standards were amended again In December of 2004 and are
applicable within the Sulsun Marsh,

Under Chapter 6.4, a permit from the Health Services Division Is required to repalr, modify cr
consfruct waste disposal systems. Minimum criteria for the siting and construction of o septic
tank/leachfield system includes soll typing and Identification, percolation ratfe, soil depth, depth
and separation to ground water, ground slope, and adherence to setbacks, including setbacks
to surface water. The use of vaults or holding tanks Is allowed for specific circumstances such as
for duck clubs in the primary area of the Suisun Marsh., Additional changes In the ordinance
which help to improve environmental conditions include requirements for site evaluations by
professional consultants fo identify and mitigate separation to groundwater and the requirement
for difernative type septic systems. Altemative systems provide improved effiuent distribution
throughout the disposal field, have high-level alarms In the dosing tank, require evidence of «
maintenance contract with a service provider and ongoing monitoring, and may require pre-
treatment devices that produce a higher quality effluent than effluent from conventional sepiic
systems.
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As indicated In the Marsh Plan, septic tank/leachfield sysfems do not operate at optimum
efficiency In wetland areas and in general, site conditions for the primary marsh wlill not meet
minimum reguirements for the consfruction of a new standard type on-site sewage disposal
system. Under Chapter 6.4, once an improper sewage disposal systemn is identifled, it must be
replaced with an on-site sewage disposal system that meets the requirements of Solano County
Code. Sites which can not accommodate a conventional in-ground leaching system due to
sife conditions may be replaced with alternative type sewage disposal systems If conditions
allow, or, as a last resort replaced with holding tanks.

The policles regulating sewage disposal in the Sulsun Marsh have been updated to reflect the
new standards and requirements conialned in Chapter 6.4 and have been added to the new
Chapter 12 of the General Pian.

Revision to Chapter 28, Zoning (Part lI-A through II-H)

The Sulsun Marsh Preservatlon Act of 1977 requires to the County as part of It's LPP to included:

"Zoning ordinances or zaning district maps, or both, designating principal permitted uses
on lands within the marsh, which ordinances or maps shall designate the existing
agricuitural and wildlife habitat uses of such lands a principal permiited uses of such
lands.” (Section 29401 (e))

The County’s current component of the LPP contained three zoning districts from the Solanc
Couniy Code Chapter 28, Zonlng: Umited Agricultural (A-L) Districts, Water Dependent Industrial
(WD) Districts, and Marsh Preservation (MP) Disfricis,

The A-L District was created to address land uses within the Secéndcnry Management area
consisteni with the following Marsh Protection Plan policy.,

Environmental Policles

3. Existing uses should continue in the upland grasslands and cultivated areas
surrounding the critical habltats of the Sulsun Marsh In order to protect the Marsh
and reserve valuable marsh-related wildlife habltats. Where feasible, the value of
the upland grasslands and cultivated lands as habitat for marsh-related wildiife
should be enhonced

The MP Disirlct to address land uses within the Primary Management area consistent with the
following Suisun Marsh Protection Plan Policy.

Environmenial Policles

2, The Marsh waterways, managed wetlands, tidal marshes, seasonal marshes,
and low-land grasslands are critical habitats for marsh-related wildlife and are
essential to the Integrity of the Sulsun Marsh, Therefore, these habitats deserve
speciai proteciion.

The [-WD distrlet addressed land uses within the Water Related Industrial Reserve area within the
Secondary Management Area at Collinsville consistent with the following Suisun Marsh
Protection Plan,

Water-Related Industry
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Polices 1 through 8 address water -related industries In the Collinsville area. the I-WD
zoning district If consistent with these policies and the Suisun marsh Protection Plan
Amendment 10-1 inciuding:

1. The upland portion of the Collinsville site, above the 10 foot contour line, presents
no significant physical constraints for development and should be reserved for
water-related industry use.

2. The low-lying portion of the Collinsville site, below the 10 foot contour line, does
present physical constraints for development and consists of crifical Marsh-
originafed wildlife habitats. Never the less, the portlon of this area that fronts on
deep water should be reserved for water-related Industry uses.

The LPP also contain zoning code provisions for the Issuance of Marsh Development Permits.

The 2012 Amendment contains the following revisions to Chapter 28, Zoning:

Definitions (Pari 1l-A)

Definitions for Complementary Commerclal Facllities, Hunting and Fishing Club, and Marsh
Criented Recreation have been added to the zoning code. These are shown In Part II-A.

Suisun Marsh Agricultural District (A-SM) District (Part 11-B)

The title of the Limited Agriculture (AL) District has been changed fo Sulsun Marsh Agricultural (A-
SM) District. The zoning regulations applicable fo the revised district are shown In Part [I-B,
Changes fo the District fext include reformatting of the chapter conslstent with the new zoning
code and providing clearer definitions and standards addressing agriculture, marsh orlented
recreation, and non-conforming uses within the Sulsun Marsh, Agricultural Processing has been
deleted from the district. Agricultural and marsh education and research faclities, and
conservation and mifigation banks, have been added to the District. Non-conforming Use
provisions have been added consistent with the Sufsun Marsh Preservation Act.

Residential - Traditional Communily {(R-TC-4} District (Part I-C)

The County has adopted a new zoning district, Resldential-Traditional Community (R-TC), to
replace the Suburban Resldential and Urban Residential zoning districts. A new R-TC-4
classification has been added to the LPP as shown In Part IIKC and applied to the existing
residentlal area of the Collinsvile Township. The Collinsville Township was previously zoned A-20,
Excluslve Agriculture. The establishment and appiication of this new zoning district Is consistent
with the new Traditional Community-Residential designation under the General Plan and reflects
the residential character of ithe area. R-TC-4 establishes new setback standards and a 4,000
square foot parcel slze which is more consistent with the existing parcel sizes in Collinsville than
the standards provided under the prior A-20 district. Non-conforming Use provisions have been
added consistent with the Suisun Marsh Preservation Act.

Commercial Recreation - Limited (C-R-1) District (Part 1I-D)

A new Commercial Recreation - Umited (CR-L) zoning district has been established as shown In
Part 1I-D. This classification has been applied to the Commercial Recreation area In the
Collinsvile area within the Suisun Marsh. The C-R-L disirict Includes provisions for outdoor
recreation, marinas, interpreiive centers, siables, boating and fishing clubs and ecological and

Solano County Component of the
Suisun Marsh Local Protection Program
2012 Amendment

11



agricultural education uses. Non-conforming Use provisions have been added consistent with
the Suisun Marsh Preservation Act and the following Sulsun Marsh Protection Plan policies:

Recreation and Access

3. Land should also be purchased for public recreation and access fo the Marsh for
such uses a fishing boat launching and nature study. These areas should be located
on the outer portions of the Marsh near the popuiation centers and easlly accessible
from existing roads. Improvements for pubiic use should be consistent with protection
of wildllife resources,

4, Public agencies acquiring land in the Marsh for public access and recreational use
should provide for a balance of recreational needs by expanding and diversifying
opportuniftes for activitles such as bird watching , picnicking, hiking and nature study.

Water Dependent Industrial (I-WD) District (Part 11-E)

As part of the County’s zoning code update, the FWD district has been reformatted as shown In
Part II-E. No changes to the allowed and pemmitted uses are proposed for the [-WD District. This
district will be reviewed and updated ai a later date as parf of a new specific plan or policy
plan for the Collinsville area as required under the General Plan. Non-conforming Use provislons
have been added conslstent with the Sulsun Marsh Preservation Act,

Marsh Preservation (MP) District (Part 11-F)

Changes to the MP District as shown in Part II-F Include reformatting the chapter and providing
clearer definitions and standards addressing crop production, marsh orlented recreation,
complementary commerclal facllittes, and non-conforming uses within the Suisun Marsh, Non-
conforming Use provisions have been added conslstent with the Sulsun Marsh Preservation Act,

Land Use Requlations (Part 1I-G)

As part of County's zoning code update, a new article, Land Use Regulations has been adopted
which consolldates In one place the regulations and standards contained in the General
Provisions and Exceptlons, and Use Permit sections, of the previous Zoning Code. Land Use
Regulations for applicable land uses in the Suisun Marsh have been incorporated info the LPP.
The ufllity provisions have been clarified,

Marsh Development Permit (Part 11-H)

The amendments update fhe Department name and clarlfy the County’s process for approving
marsh development permits, Information required as part of a Marsh Development application
has also been clarified, along with revislons fo bring consistency between Marsh Development
Permit and Use Permlt provisions of the zoning code.,
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Revision to Chapter 31, Grading, Drainage, Land Leveling,
and Erosion Control (Part 11-1)

Chapter 9, Drainage and Land Leveling (previously fitled Drainage and Flood Control), and
Chapter 31, Grading and Eroslon Control, of the Solano County Code were updated and
consolidated Info a single revised Chapter 31 of the Solano County Code in 2007. Minor
clarifying amendments were adopted In 2012, Portions of the new Chapter 31, Grading,
Drainage. Land Leveling and Erosion Control, are Included as Part I of this Amendment,

The primary reason for modifying the County’s grading and drainage ordinances was to bring
those ordinances Into conformance with the County’s NPDES (Natlonal Pollufion Discharge
Elimination System) permit requirements. This permit, regulated by the Regional Water Quality
Control Boards, Is part of the national effort to improve water quality under the Federal Clean
Water Act, and requires the County o prepare a Storm Water Management Plan. The technical
changes accomplished by the ordinance amendment dllowed the County’s Storm Water
Management Plan to be more effective, allowing for better compliance with the NPDES permit.
In addition, there were a number of technical changes fo make the County’s grading
regulations consistent with the Uniform Building Code and with grading ordinances from other
public agencies.

The Marsh Act requires that the LPP include enforceable standards for development designed
(1) fo minimize soll erosion, especlally during construction In areas of soll Instabllity, (2) to require
special provislons for surface and subsurface drainage, (3) to ensure that grading restores,
rather than disrupts, natural patterns and volumes of surface runoff, and (4) to limit construction
of Impermeable surfaces over naturally permeable soils and geologic areas, all to control
erosion, sedimentation, and runoff within the marsh. In addition, the LPP must include
enforceable standards for development adjacent to creeks and watercourses to profect
riparlan habitat and fo prevent waterway modification or vegetation removal that increases
sedimentation or runoff In or into the marsh, to an extent that a significant, adverse
environmental impact will occur In the marsh, These enforceable standards are to be
applicable both within the Marsh and within the watershed. For that portion of the secondary
management area west of State Highway Route ¢80 and outside the city limits of the Clty of
Falrfield as of January 1, 1977, the LPP may include only County ordinances that conirol grading,
erosion, sediment, runoff, and creek side development.

The Sulsun Marsh Protection Plan found that the fresh water habitats in sfreams tributary to the
Marsh are important to the continued high quality of water in the Marsh sloughs. Tributary
streams such as American Canyon and Jameson Canyon Creeks support Important riparan
vegetation along thelr banks. This vegetation helps to retain proper water femperatures in the
stream channels and filter sediments that would be carred Into the Marsh sloughs. It also
provides an important habitat for Marsh wildlife, particularly birds, as well as insects and algae
that are food for larger aquatic life. Tributary streams such as Suisun, Green Valley, and McCoy
Creeks are also important for migratory fish that spawn upstream from the Marsh.

The Suisun Marsh is located where the salt water of the Pacific Ocean and the fresh water of the
Sacramento and San Joaguin River Delta meet and mix. Because of [is location, It provides a
tfransifion between salt and fresh water habitats that creates the unique diversity of fish and
wildlife habltats characteristic of a brackish marsh. Changes in land use in the watershed
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outside the Suisun Marsh could adversely affect water quality in the Marsh through changes in
turbidity, tfemperaiure or pollution levels,

The watershed of the Suisun Marsh is also directly related to the protection of the aquatic and
wildlife resources of the Marsh. In particular, land uses in the watershed can affect water quality
and supply, Activities such as improper grading during development, over-grazing, and
consfruction on steep slopes or highly erodible solls can lead to the fransfer of soil materials to
fresh water streams and ultimately fo the Marsh. Moreover, riparian vegetation along tributary
streams is Important habliat to many species of Marsh wiidlife and helps to maintain water
guality in sfreams and sloughs. To adequately protect the Marsh, control over runoff, erosion,
and sediment transfer are necessary in the Immediate Marsh watershed, In addition, controls
limiting disruption of riparian vegetation and habitat are necessary.

The Water Supply and Quality section of the Sulsun Marsh Protection Plan made the following
findings regarding the need to regulate grading and development practices within the
Watershed In order jo protect water quality within the Marsh:

12. The Fdlrfield-Suisun groundwater basin drains info the Marsh by subsurface
flow and provides fresh water mixing and flushing action. It is recharged with
fresh water runoff from the watershed by percolation on the Suisun Valley fioor
and along the stream channels. Any disruption or impedance of runoff and
streamflow such as might occur from stream channelization or further upstream
diversions within the watershed may adversely affect the function of the
groundwater basins and thelr relationship with the Marsh.  Additionally, any
substantial removal of groundwater by pumping or subsurface drainage could
inferrupt natural subsurface discharges into the fresh water aguifers,

13. Waste water flowing info the Sulsun Marsh area that can affect water quality
comes from four principal sources: municipal sewage freatment plants, Industrial
discharges, agricultural return, and stormwater runoff from the watershed. The
present level of wastewater discharge o the Suisun Marsh does not appear to
have seriously affected the abllity of the Marsh to support desired fish and wildiife
species.

14, The existing level of furbldity in the Marsh sloughs and bays is an Important
element of water quality In the Marsh. Changes In the amount of sediments In
the water could have adverse effects on fish and wildlife populations. Increased
sedimentation caused by soll erosion Info tributary streams in the watershed
would increase furbidity and reduce light penetration Inic the water. This could
be detrimental to phytoplankton populations which form the basls of the aquatic
food chdain,

Based on these findings regarding how grading and development practices oufside the Marsh
but within the watershed could impact water quaility within the Marsh, the Water Supply and
Quality sectlon of the Sulsun Marsh Protection Pian established the following policy:

7. Disruption or impediments to runoff and stream flow In the Suisun Marsh
watershed should not be permitted If it would result in adverse effects on the
quality of water entfering the Marsh. Riparian vegetation in the Immediate Suisun
Marsh watershed should be preserved, and stream modification permitted only If
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It is necessary to ensure the profection of life and existing structures from floods.
Only the minimum amount of modification necessary should be adllowed in such
cases. local runoff, erosion and sediment control ordinances should be
established fo protect the Marsh from pofential adverse impacts,

In addition, the Land Use and Marsh Management section of the Plan established the following
policles:

15. Any development in the Sulsun Marsh watershed or secondary management
area proposed for areas that have poor soil conditions for construction or that
are seismically active, should be controlled fo prevent or minimize earth
distfurbance, erosion, water pollutfion, and hazards to public safety. Local runoff,
erosion, and sediment control ordinances should be established in the immediate
Sulsun Marsh watershed fo protect the Marsh from these potential adverse
effects,

16. Riparian vegetation In the immediate Suisun Marsh watershed should be
preserved due fo its Imporfance in the maintenance of water quallty and Its
value as Marsh-related wildlife habltat.  Stream modification should only be
permitted If it Is proved necessary fo ensure the protection of life and existing
structures from floods and only the minimum amount of modification necessary
should be dliowed,

The three policies established in the Sulsun Marsh Protection Plan have previously been adopted
as general plan policies relating fo water quality and are part of the County’s component of the
LPP. Water Quality Policies No. 3, 4, and 6 of the County’s component of the LPP are
implemented through the County’s ordinances controlling grading, dralnage, land leveling, and
erosion.

Water Quality Policy No. 3 requires controls preventing disruption or impediments fo runoff and
stfream flow outside the Marsh buf within the watershed that could adversely affect the quality
of waters entering the Marsh, while Water Quality Pollcy No. 5 requires controls preserving
riparlan vegetation along fributary sireams in the watershed. These types of controls were
previously in Chapter ¢ at section 9-3(g) of the Solano County Code but have now been moved
to Chapter 31 af section 31-20(c)(2). The streams for which modifications may be permitted only
If necessary to ensure profectlon of life and existing structures from floods are specifically
Identified and delineated on the figure entitied “Profected Channels of the Suisun Marsh
Watershed,” included as part of the County’s component of the LPP In 1982, Because this figure
Is referenced in the updated version of Chapter 31 but not reproduced within that ordinance, it
s attached to this August 2010 Amendment of the County’s LPP.

Within the Marsh, the County may require a Marsh Development permit In addition to a grading
permit, Chapter 28 of the Solano County Code regulates the Issuance of a Marsh Development
permit within the secondary management area of the Marsh.  The Marsh Development permit
process ensures that grading activities within the Marsh will not adversely Impact water quality.

In combination, Chapters 28 and 31 of the Solano County Code implement the water quality
policles of the County’s component of the LPP both within the watershed and within the Sulsun
Marsh,
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Consistiency Between Provisions of the Suisun Marsh
Protection Act and Existing County Policy

Sectlon 29427 of the Marsh Act required the County to designate an area within the Watershed
that should be retained In agricultural use, or In uses compatible with agricultural use, In order to
ensure the long term agriculiural use and productivity of agricultural lands within the Marsh.
Within this designated area, the County was to do the following:

(1) Determine the minimum size parcels necessary for long-term agricultural use
and productivity,

(2) Establish enforceable standards limiting or prohiblting land divisions or other
types of development that are inconsistent with protection of the marsh and
continued agricuitural use,

(3) Establish enforceable standards precluding agricultural uses by type and
intensity that are inconsistent with the long-term preservation of the marsh, and

(4) Umit special assessments against agricultural lands for the provision of public
services, the demand for which is not generated by agricultural uses on such
lands,

These reguirements were not part of the County’s component of the LPP but were instead o be
completed prior to BCDC's original cerification of the County’s component, The County fulfiled
these requirements through the Board's adoption of Resolufion No. 82-115 in June 1982, The
Board designated an area 300 feet from the edge of the Sulsun Marsh to be retained In
agricutfural use and determined that refention of this designated area In agricuttural use, or uses
compatible with agriculfural use, would be sufflclent fo protect the long term agriculiural use
and productlvity of lands within the Marsh,

Any change to the designation, standards, or limltation established pursuant to section 29427
does not become effective unless ihe County makes specilfic findings that the change will not
adversely affect, directly or indlrectly, the long ferm agricultural use and productivity of
agriculiural lands within the Marsh. Further, no such change becomes effective until the Couniy
has notifled BCDC. In order to make the speclfic findings required by section 29427 and to notlify
BCDC of varlous changes, the County has updated the determinations made as part of Board
Resolution No, 82-115,

Consistency of Existing Land Use Designations and Zoning Regulations for Certain
Land in the Secondary Management Area of the Suisun Marsh West of Interstate
680 with Provisions of the Suisun Marsh Preservation Act

Sectlons 29403 and 29405 of the Marsh Act require the County fo determine enforceable land
use sfandards which are compatible with long-term preservation of the Marsh and to apply the
standards to the secondary management area west of 1-680.

In preparing Its local component, the County reviewed the general plan land use designations
and zoning regulations for the area. The hills above 1-680 are designated Agriculiure on the
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County’'s General Plan Land Use Diagram with a twenty acre minimum parcel size under
General Plan policy. The enfire area s within the Exclusive Agriculture Zoning District with a
minimum parcel size of twenty acres. It is County policy to place these land use and zoning
designations upon lands that are infended for long term retention in agriculfure. The Lond Use
designation and minimum parcel size are further governed by the Orderly Growth Initlative. Any
change in land use from Agriculture is subject fo voter approval under provisions of the Orderly
Growth Inifiative.

In addition, a portion of this area is governed by the Tr-City and County Cooperative Plan for
Agriculture and Open Space Preservation, This plan was adopfed by the County and the cifles
of Vallejo, Benlcla, and Fairfield In 1994 as parf of each jursdiction’s general plan. The plan is
Intended fo profect land within the Cooperative Flanning area in open space and agricultural
use.

The Board of Supervisors has found the existing agricultural policles and regulations to be
consisfent with the long-term protection of agriculture and with the provisions of the Suisun
Marsh Preservation Act and Protection Plan,

Areas Adjacent fo the Suisun Marsh fo be Retained in Uses Compatible with
Protection of Long Term Agricultural Use within the Suisun Marsh

In preparing the local component of the Suisun Marsh Local Protection Program, the County has
reviewed ifs existing general plan designations, general plan policies and zoning regulations In
order to designate the area adjacent to the Marsh o be retained in agricultural use or uses
compatible with long-term agricultural use so as to ensure long term agricultural use and
productivity of agricuttural lands within the Sulsun Marsh. The County has established a zone 300
feet deep adjacent to the marsh boundary to meet the requirements of Section 29427 (q). A
review of policles and regulations has also been conducted to esfablish compliance with
Section 29427(b) which directs the County to establish cerfaln enforceable standards to protect
long term agrlculture in the designated area adjocent to the Marsh. Documentation of
compliance with the above mentloned sectons of the Public Resources Code s outlined below.

The County, as part of its 2008 General Plan update, has carefully studied and evaluated
agricultural use and activity In Solano County. The County commissioned concurrent with the
General Plan update an Agricultural Futures Study prepared by UC Davis Agricultural lssues
Centfer. [n addition, the General Plan Citizens Advisory Committee (CAC) established an
Agricultural Subcommlitee. Both the UC Davis study and the CAC Agriculture Subcommittee
conducted workshops throughout the County to gather information and Input from local farmers
and landowners. The findings and recommendations from the UC Davis study and the CAC
Agricultural Subcommittee have been incorporated intfo a new Agricultural Chapter within the
2008 Generatl Plan,

Within the Agriculfural Land Use designation, the 2008 General Plan identifies ten separate
agricultural regions throughout the County. Four Agricultural Reglons surround the Suisun Marsh:
Western Hills, Suisun Valley, Jepson Prairie and Montezuma Hills with minimum lot sizes identified
for each reglon.

The Solano County Zoning Regulations contain a Exclusive Agricultural Zoning District (A) and the
Zoning Regulations state that "the purpose and Intent of the A district is to preserve lands best
sulted for permanent agricultural use from the encroachment of incompatible uses” and that A-
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20, A-40, A-80 and A-180 areas “shall be used exclusively for agriculture... and there Is no
reasonable probability of the removal or modification of this zoning restriction within the near
future®,

Within the Western Hills, the County has with the following agricultural regions established the
following minimum parcel slzes and zoning districts: (1) Western Hills agriculfural region west of I-
680 established a 20-acre minimum lot size and applied the Excluslve Agriculturat District wiih a
minimum parcel size of 20 acres; (2) Suisun Valley agriculfure reglon established a 20-acre
minimum lot slze and applied the Sulsun Valley Agriculturai District with @ minimum parcel size of
20 acres; (3) Jepson Praire agriculiure reglon established a 160 acre minimum lot size and
applied the Exclusive Agricultural District with a minimum parcel size of 160 acres; and (4)
Montezuma Hills agricultural region established a minimum lot size of 160 acres and applied the
Exclusive Agriculiure District with a minimum parcel slze of 160 acres. The General Plan
agricultural tand use designations and minimum [ot sizes established for each agricultural reglon
are further supporfed and protected through the Orderly Growth Inftiative. Any changes to the
agricultural land use designaiions and/or minimum lot sizes established for each region under
the 2008 General Pian are subject to voter approval,

Agriculture Is a highly dynamic and rapidly changing industry. The agricultural reglons represent
a snapshot In time and reflect agriculiural conditions present in the county at the fime of the
General Plan update. The agricultural characteristics that make these areas distinct regions also
affect marketing and economic characteristics. For these reasons, the County belleves that
regions should be freated as units and that strategic plans, with specific policles and programs,
should be developed fo address the issues and needs unigue to each region to maintain
sustainable agricultural economy in the County.

Because of General Plan policies fo protect agricultural lands in productive agricultural use,
agricultural zoning districts which retain agricultural parcels In large farmable unlts, and the
existing large parcel sizes of agricuifural uses, the County has determined that an area 300 feet
from the edge of the Suisun Marsh as shown on the map entitled “Boundaries of the Suisun
Marsh” will be sufficlent fo protect the long-tferm agricultural use and productivity of agricultural
lands within the Marsh.

Proposition 218, passed by the Cadlifornia Voters In 1996, prevents the County from imposing new
assessments except with the approval of the majority of the property owners. In addition,
Propositlon 218 prevents assessments unless the property on which the assessment Is levied
recelves a special benefit from the procesds of the assessment. These provisions now
incorporated Info the Cadlifornla Constituilon effectively mit any special assessment against
agricultural land for the provislon of public services, the demand for which is not generated by
agricultural uses on such land,
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THE SOLANO COUNTY COMPONENT

PART [-A - SOLANO COUNTY GENERAL PLAN
Chapter 2 - Land Use

Land Use Designations

Table LU-6 provides a description of each General Plan land use designation and the range of
density or intensity of development permitted within each category. The maximum allowable
development on individual parcels is governed by these measures. General Plan lond use
designations are grouped Into eight general categories: natural resource, agricultural,
residential, commerclal, Industrial, public use, special purpose areas, and overlays. The following
are excerpts from Table LU-5 describing the land use designatlons within the Suisun Marsh.

Table LU-5
General Pian Land Use Designations

1. Designation

and Density or 2. Descripfion

Intensity
Natural Resources Designations
WB Applies to major waterways and lakes located within the
Water Bodles county,
and Courses
PR Provides for public park and recreation areas throughout
Park and the county.
Recreation
M Provides for protection of marsh and wetland areas,
Marsh Permits aquatic and wildlife habitat, marsh-criented
I du/250 ac recreational uses, agricultural activities compaitble with

the marsh environment and marsh habitat, educational
and sclentific research, educatlonal facllities supportive of
and compatible with marsh functions, and restoration of
historic fldal wellands.

_Agricultural Designations

AG Provides areas for the practice of agriculfure as the

Agriculture
Minlmum lof
sizes
defermined by
agricultural
region in Table
AG-3 and
Figure AG-41In
the Agriculture
chapter

primary use, Including areas that confribuie significantly to
the local agricultural economy, and allows for secondary
uses that support the economic viabllity of agriculture.
Agricuitural land use designations protect these areas
from intrusion by nonagricultural uses and other uses that
do not directly support the economic viabllity of
agriculture,

Agricultural areas within Solano County are identifled
within one of 10 gecgraphic regions. Within these reglons,
uses Include both inigated and dryland farming and
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Table LU-5
General Plan Land Use Designations

1. Designation
and Density or
Infensity

2. Description

grazing activities. Agriculiure-related housing is also
permitted within areas designated for agrleulture to
provide farm residences and necessary resldences for
farm labor housing.

Public Use Designation

PQP
Public/
Suasl-Public

Provides for dirports, schools, solid waste facllifles,
hazardous waste facllities, and other public and quasi-
public facllitles.

Residential Desi

nations

TC-R Valiejo
Unincorporated
& Collinsville
Areas 1-10
du/ac

Recognlzes current residential and mixed-use
communities located outside agrlcultural and municipal
service areas where previous development has occurred
at higher densltles or Infensifles than currently allowed
under County policy. The Tradlfonal Community
designation Is Intended to preserve and enhance the
character and qualliy of these communliies but s not fo
be applied to areas where the area of the residential
community is anticlpated to expand. Within Traditional
Community resldential areas, future infill residential and
mixed-use development may occur.

Two categories of Traditlonal Community are established:
(1) TC-R, excluslvely residentlal (e.g., Green Valley,
Rockvllle, Willotta Oaks, Colilnsville, Snug Harbor and
unincorporated areas within Vallejo and Fairfield); and (2)
TC-M, mixed-use residentlal and commerclal communities
(e.g.. Old Town Cordellqg, Eimirq, Birds Landing and
unincorporated areas within Vallgjo), Within the Vallejo
Unincorporated and Collinsville areas, a higher denslity
range has been applied to reflect existing density range
within these communlties.

Commercial Des

ignations

CR
Commercial
Recreation
0-0.3 FAR

Provides for privately owned recreational facillties,
including campgrounds, special occupancy vehicle
parks, floating home communities, golf courses, and
recreational boat marinas. Complementary commercial
facllities are also allowed with the primary use including
restaurants, commercial lodging, retail shops, boat sales,
boat iaunching ramps, and facilities for boat construction

and repdir.
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Table LU-5
General Plan Land Use Designations

1. Designation
and Density or
Intensity

2. Description

Industrial Designations

WD

Water
Dependent
Industrial
0-0.3 FAR

This designation Is specifically designed to accommodate
water dependent Industrial development along the
Sacramento River, These are defined as:

ay Waterfront storage facillities - Ship cargo storage
handling facllitles Immediately configuous and
with a functional relatlonshlp to a berthing facility:

b) Waterfront manufacturing or processing facilities -
Manufacturing or processing operatfions which
require frontage on navigable waters to recelve
raw materials and/or to distribute processed
materials by ship;

c) Water-using facllitles - Power plants and
desalinization plants requiring large quantities of
water for Intake and waste assimllation;

d) Support facllifies - Uses in addition to those
described above which are required to support
the operation of a permitted waterfront use; and

e) Assoclated manufacturing or processing uses -
Those uses which must be in proximity o a
demonsfrated water-dependent manufacturing or
processing use.

Industrial development shall be locajed and developed In
a manner that protects significant marshland and wetland
habitats and the water quality of the area, Wetland
resources may be enhanced or restored, provided that
the viabillty of the site for Industrial development is
preserved.

Overlays

RCO
Resource
Conservaiion
Overlay

ldentifles and protects areas of the county with speclal
resource management needs, This designation recognizes
the presence of certain important natural resources in the
county while malntalning the validity of underlying land
use designations, The overlay profects resources by (1)
regulring study of potential effects If development is
proposed in these locations, and (2) providing mitigation
to support urban development in citles,

Resources fo be protected through this overlay are those
Identified through technical studies as the highest priority
areas within the habltat conservation planning process.
Conservation measures used fo achieve the County’s
resource goals vary based on the fargeted resource.
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Table LU-5
General Plan Land Use Designations

1. Designation
and Density or 2, Description
Intensilty

Removal of a Resource Conservation Overlay from a
subject property may be possible through a General Plan

amendment.
Notes: du/ac = dwelling uniis per acre; FAR = floor-area raiio

Special Study Areas

As part of the General Plan update process, special community particlpation programs were
conducted in four special study areas. These four areas (Middle Green Valley, Suisun Valley, Old
Town Cordelia, and Collinsville) face unlque planning issues. The process of planning for special
study areas focused attention on each area’s particular Issues and concerns, Goals and policles
were established for each area based on the Input from the community.

Collinsville

The Collinsvile Speclal Study Area includes about 8,500 acres located in the exireme
southeastern portion of Solano County. Located south of SR 12 approximately 10 miles southwaest
of Rio Vista and 15 miles scutheast of Travis AFB and Fairfield, Collinsville is bordered on the south
and southwest by the Sacramento Rlver and on the west by Montezuma Slough and Sulsun
Marsh.

Current land uses In Collinsville include natural resources iand, ufillty operations, publicly owned
open land, residences, wind farms, and agricultural lands. Dry farming, which rotates between
grain and grazing sheep, is the major agricultural practice in this area. Much of the tand used for
dry farming is also used for production of wind energy.

Pacific Gas and Electric Company and the Sacramento Municlpal Utility District both own large
fracts of land In the Collinsville area. A cluster of fewer than 20 homes Is located in the southern
poriion of the area along Collinsville Road. Another cluster of homes and businesses serving the
local area s located in Birds Landing. at the northern edge of the area, where Collinsville and
Birds Landing Roads infersect.

Community Involvement Process

Five public workshops were held to shape the land use plan, including policies and
Implementation programs for Collinsville. These items were subsequently reviewed with the
Cltizens' Advisory Commilitee, Planning Commission and the Board of Supervisors. The issues
summarized below were recurring points of discussion that resonated throughout each of the
workshops.

Maintain Residential Character of Collihsville and Birds Landing

Starting atf the first workshop, many residents expressed a desire fo keep Collinsville, and o a
lesser extent Birds Landing, as they are right now, There was less discusslon of Birds Landing due
fo more limited attendance from residents of that portion of the study area. Discussion of
residential uses and deslgnations often became confusing due fo the fact that the current
General Plan and Zoning deslgnations for the Collinsville fown slte are inconsistent with the land
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uses actually found there. Most of the resident participants who reiterated that they wanted to
‘keep It the way it is" were referring fo the existing land uses, but a smaller number of residents
were actuadlly referring to elther the General Plan designation (Commercial Recreation In
Collinsville) or the Zoning designation (Extensive Agricultural in Collinsville).

Industrial Uses

There was exfensive discussion of Industrial development in the Collinsville area. This was Initially
focused on a single proposal for industrial development on land that was formerly owned by
Dow Chemical and Is currently owned by the Sacramento Municipal Utility District (SMUD). As the
workshops continued, representafives of the Pacific Gas and Electric Company and SMUD
attended workshops, and comments In writing were submitted by landowners, which expanded
the conversation to Industrial uses in general and the types of Industrial uses that should be
permitted. :

Marsh and Other Natural Resources

The condition of the Suisun Marsh and other natural resource areas within the study area was
discussed frequently. Many residents commented that they liked living in an area with so many
natural resources and would like to see them restored and preserved, rather than developed,

Infrastructure/Roadways

There was discussion of two Infrastructure issues. The first was provision of sepiic for the existing
homes In Collinsvile. The second was fraffic Impacts that could result from Industrial
development.

Collinsville Land Use Plan

Based on the community input from the public workshops, the land use plan for Collinsville is
infended to maintain the resldentlal character of Collinsvile and Birds Landing, retain the
possibillty for future Industrial development outside of the existing community, and protect the
condition of Suisun Marsh and other naiural resource areas.

Extensive changes were made to the land use designations found In the 1979 Collinsville-
Montezuma Hills Area Plan and Program; however, the focus will remain on providing land for
Industrial uses that rely on the Collinsville area’s unigue access to the Sacramento River and
wind resources, with a focus on production of renewable energy. Expanded focus is glven fo
mainfaining and enhanclng the current fraditional communities of Collinsville and Birds Landing
and ensuring that uses in other parts of the study area are compatible with those communities.
The land use diagram for Collinsville is presented In Figure 58-5.

Goal and Policies

The following goal and policies were developed based on community input and along with the
land use diagram will be used to review and update the Collinsville-Montezuma Hills Area Plan.

Godal

55.6-3 Protect and maintain the historic communities of Birds Landing and
Collinsville  while continuing fo provide opportunities for industrial
development that are compatible with the Collinsville area.
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Policies

58.P-20:

S8.P-21:

55,P-23:

35,P-24.

S5.P-25:

55.P-26:

398,P-27.

Explore historic preservation for historlc buildings located within the study
areq,

Preserve the residential character of the Collinsville fown site; ensure that
any future nonresidential uses are compatible with the residential
character and that an adequate buffer is established betwesn residential
and nonresidential uses,

Focus on renewable energy In the development of Water Dependent
Industrial uses,

| Provide adequate circulation for new indusirial development in the Water

Dependent Industrial land use designation, and protect clrculation for
adjacent, nonindustrial land uses, including agriculiural and other local
traffic.

Support the development of Commercial Recreation uses in designated
portions of the Collinsville town site,

Maintain and support the expansion of nelghborhood commercial uses
appropriate for the traditional community in Birds Landing.

Profect existing historic communities from floodwaters by supporting the
ongoing maintenance of levees and other flood control mechanism
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PART |-B - SOLANO COUNTY GENERAL PLAN

Chapter 4 - Resources

Suisun Marsh

The Marsh designation has been applled to the Sulsun Marsh on the Land Use Dlagram. This
designation is designed fo preserve and enhance the quallty and diverslty of marsh habiliats.
Uses in marsh designated areas should be restricted to aquatic and wildlife habitat; marsh-
orlented recreatlonal uses; agricultural activities compatible with the marsh environment and
which protect the habitat value of marsh areas; and educational and sclentific research
opporfunities and resources; and restoration of historic fidal wetlands by such actions as ralsing
sife elevations through placement of approved dredged sediments, breaching levees, and
reinfroduction tidal action.

The Primary Management Areas as esfablished in the Suisun Preservation Act of 1977 is shown In
Figure 3R5-3. This area consists of fldal marshes, seasonal marshes, managed weflands and
lowland grasslands. [t is the Intent for this area to remain in it's existing marsh and related uses as
provided for in the Sulsun Marsh Local Protection Program. Within the Primary Management Area
lands are generally fo be retained In minimum parcel sizes of 250 acres.

The Secondary Management area established in the 1977 Act and shown In Figure 3RS-3 Is
designated for agricultural use, This area includes portions of four agricultural reglons as shown In
Figure AG -4. They include the Western Hills region, Suisun Valley reglon, the Jepson Prairle
Region, and the Montezuma Hills reglon. These areas within the Secondary Management area
consist of upland grasslands and agricultural lands and serves as @ buffers to the wetland areas.
The Secondary Management Area Is designed to assure retentlon of upland areas adjacent to
the marsh In uses compatible with its protection as provided for in the Suisun Marsh local
Protection Program. Within the Secondary Management areq, lands within the Western Hills west
of |-680 are generally fo be retained in minlmum parcel sizes of 20 acres and east of 1-680 in 160
acre minimum parcel sizes. In Suisun Valley region of the Secondary Management areq, lands
are generdlly to be retained in minimum parcel sizes of 80 acres and lands In the Jepson Prairie
and Monfezuma Hills reglons of the Secondcary Management area are generally fo be retained
In minfmum parcel sizes 160 acres. The County has applied Marsh Preservation (MP) and Sulsun
Marsh Agriculiural zoning (A-SM) districts fo the Pilmary and Secondary Management Areas,
consistent with the General Pian.

in addition to the Suisun Marsh, o number of Important habltat areas also exist along the
county’s significant water courses. The plan seeks to preserve the water quality and riparian
habitat of these watercourses through the control of erosion, sedimentation and runoff resulting
from adjacent use and development. Areas west of |-680 and outside the boundarles of the City
of Fairfield are excluded from the land use restrictions which the Act places upon the buffer,
except for watercourse protection and erosion and sediment control provisions.

Under the Suisun Marsh Local Protection Program, all public and private management and
development activities within the Primary and Secondary Management areas of the Suisun
Marsh shall be consistent with the policles and provisions of the Sulsun Marsh Protection Plan s
adopted by the San Francisco Bay Conservation and Development Commission. The Marsh
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designation in the Water Related Indusiry Reserve area, a part of the Secondary Management
Area of the Sulsun Marsh Protection Plan, will be managed In the same fashion as If it were o
part of the Primary Managerment Area of the Suisun Marsh Profection Plan.

Policies

General Plan pollcies goveming the Suisun Marsh are contained In Chapter 12, Sulsun Marsh
Local Protection Program,

Figure RS-3

Figure RS-3, Deita and Marsh Protection Areas, reflects the BCDC Sulsun Marsh Profection Plan
map as amended by BCDC to show the Water Related Industrlal Reserve area consistent with
2008 General Plan’ Land Use Diagram for the Water Dependent Industrial designation in the
Collinsville area,
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PART |-C - SOLANO COUNTY GENERAL PLAN

Chapter 8 - Public Facilities and Services
Solid Waste

Planning Context

The Potrero Hills Landfill is located In the Secondary Management Area of the Sulsun Marsh. The
Public/Quasl-public land use deslgnation applied to the Potrero Hills Landfill shall be temporary
and [imited o only a solid waste facllity established consistent with Solano County Sulsun Marsh
Local Profection Program Utilities, Faciliies and Transportation Policy 4, (Appendix C). All other
Public/Quasi-public facllities and uses shall not be permitted at this site. When the Potrero Hills
Landfill is closed, the land use designation for this area shall revert to Agriculture, The Potrero Hills
Landfill will reach [ts near-term capacity in 2013, but may be expanded fo reach its long-term
capacity in 2049. The Hay Road Landfill has until 2070 before it reaches capacity. Each site shall
be restored fo its original nafural condition conslstent with each slite’s approved closure plan
and reclamation plan. Restoration may be phased over the life of the landfill.

Policy

PF.P-31: The Public/Quasi-public land use designation applied to the Potrero Hills
Landflll is a temporary designation and shall be limited to only a solid
waste facllity that Is established consistent with Solano County Sufsun
Marsh Local Profection Program and Sufsun Marsh Protecfion Plan. The
temporary designation is for the life of a faclity, as permifted, Once any
poriion of the facllity is closed, the agricultural land use designation will be
restored and In effect.
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PART I-D - SOLANO COUNTY GENERAL PLAN

Chapter 12 - Suisun Marsh Local Protection Program
Policies

INTRODUCTION

The Sulsun Marsh Is shown in Figures SM-1 and 8M-2, The County Is required to prepare and
adopt a component of the local protection program required under the 1977 Suisun Marsh
Preservation Act (Marsh Act) fo implement the Sulsun Marsh Protection Plan within the Sulsun
Marsh Primary and Secondary Management Areas (See Chapter 4, Suisun Marsh). The County
Component of the Local Protection Program Is comprised of polices contained in the County
General Plan and County Code provisions including the Zoning Ordinance (Chapter 28) and
Grading, Prainage, Land Leveling and Erosion Control Ordinance (Chapter 31).

Purpose

This Chapter confalns and references the General Plan provision of the Solano County
Component of the Suisun Marsh Local Protection Program.

Relationship to Other General Plan Chapters

The County Component of the Sulsun Marsh Local Pratection Program includes the following
Genetral Plan provisions.

Chapter 2, Land Use
Table LU-5

WB Water Bodies and Courses
PR Park and Recreation
M Marsh
A Agriculture
PQP Public/ Quasl-Public
TC-R Traditional Community Residential
CR Commercial Recreation
WDI Water Dependent Industrial

Speclal Study Area - Collinsville subsection; Goai 55.G-3 ; Policies $S.P-20,
§8,P-21, 88,P-23, 55.P-24, 85.P-25, and S8.P-27; Figure S5-5

Chapter 4, Resource
Marsh and Delta Areas - Sulsun Marsh subsection; Figure RS-3

Chapter 8, Public Facllities and Services
Potrero Hills Landfili discussion In Solid Waste section; Policy PF.P-31

Chapter 12, Suisurt Marsh Local Protection Program Palicles
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Related Plans, Programs and Agencies

The Suisun Marsh Local Profection Program is required to be consistent with the Sulsun Marsh
Protectlon Plan, prepared by the Bay Conservation and Development Commission, and the
provisions of the Sulsun Marsh Protection Act of 1977,

LAND USE DIAGRAM

Within the Sulsun Marsh Management area, the followlng land use classifications apply:

Water Bodies and Courses

Park and Recreation

Agriculture

Publlc/Quasi-Public

Tradliional Community - Residential
Commerclal Recreaiion

Water Dependent Industrial

These land use classifications are described in Chapter 2, Land Use and are shown on the Suisun
Marsh Land Use Diagram in Figure SM-3.

SUISUN MARSH POLICIES
BIOLOGIC RESOURCES

The Sulsun Marsh represenfs an area of significant aquatic and willdiife habitat and is an
Ireplaceable and unique resource fo the residents of Solano County, the state and nation, The
Marsh comprises approximately 85,000 acres of tldal marsh, managed wetlands, and
waterways, It is the largest remaining wetland arcund San Francisco Bay and Includes more than
ten percent of Cadlifornia’s remaining wetland area. The Marsh is also a wildlife habitat of
nationwide importance in that It provides wintering habltat for waterfowl of the Pacilfic fiy-way.
Because of its size and estuarine location, It supports a diversity of plant communities which
provide habitats for a varlety of fish and wildiife, including several rare and endangered species,

In order o preserve and enhance the quality and diversity of marsh habltats and to assure
retention of upland arecs adjacent to the marsh In uses compatible with fts protection, the
California Leglslature passed the Sulsun Marsh Preservation Act of 1977, This legislation serves to
protect the Marsh by adopting provisions of the Suisun Marsh Protection Plan as prepared by
BCDC, The Preservation Act dlso requlres local governments and districts having jurisdiction over
the Marsh 1o prepare a Local Protection Program for the Marsh, consistent with the provisions of
the Preservation Act and the policies of the Protection Plan.

An important provision of the Act and Plan s the delineation of two management areas within
the Marsh. The Primary Management Area consists of fidal marshes, seasonal marshes,
managed wetlands, and lowland grasslands within the Marsh. The Secondary Management
Area is comprised of upland grasslands and cultivated lands, which serve as significant buffers fo
the Marsh. Policies Incorporated within this Section that refer to uses in elther of these
management areas apply fo the Primary and Secondary Management Areas, as established by
the Preservation Act.
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Another important provision of the Act and Plan is to ensure that appropriate marsh preservation
polictes are Incorporated into local plans and ordinances. The following discussion of marsh-
related Issues presents policles and standards consistent with this provision. Marsh Issues
addressed herein are discussed and grouped in several areas of major concem. These Include
provisions for the management of wildlife habitat, agricultural use within and adjacent to the
Marsh, preservation of water quality within the Marsh and watershed, recreation and marsh
access, as well as standards for natural gas, ufiliies, and water-related industrial development,

Wildlife Habitat Management and Preservation

The Sulsun Marsh and adjacent uplands provide a unigue resource for @ wide range of oduoﬂc
and wildlife species, due to the occurence of many diverse habitats in close proximity fo each
other, The marsh also provides habitat for many rare and endangered plant and animal species.

The fidal marshes, managed wetlands, seasonal marshes and the lowland grasslands of the
Suilsun Marsh represent a vital resource for many forms of marsh wildlife. Most of the wetlands in
the Marsh are managed wetlands that are artificially flooded and culiivated to enhance the
production of preferred waterfowl food piants. The tidal marshes, which occur on the edges of
the bays and sloughs, are exposed 1o the natural dally tidai rhythm. Seasonal marshes are found
adjacent to the managed wetlands In several areas. They are low-lying lands that are flooded
annually by winter and spring rains, and dry out with the approach of summer. Between the
Marsh and adjacent uplands lies a “transifion zone” of lowland grasslands, which supports a
mixture of planfs common to both the wetlands and the upland grasslands. Because of thelr
crifical Importance fo Marsh wildiife these areas should be managed so as fo preserve and
enhance marsh habitat while limiting agricultural use to practices consistent with wildlife use.

Wildlife habitat within the Suisun Marsh shall be managed and preserved through the following
policies:

SM.P-1: The diversity of habltats in the Suisun Marsh and surrounding upland areas
shall be preserved and enhanced wherever possible to maintain the
unique wildlife resource,

SM.P-2; The Marsh waferways, managed wetlands, tidal marshes, seasonal
marshes, and lowland and grasslands, which are crifical habiltats for
marsh-related wildlife and are essential to the Integrity of the Suisun Marsh,
shall be protected.

SM.P-3: The eucalypius groves In and around the Marsh, parficularly those on
Joyce and Grizzly Islands, should not be disturbed.

SM.P-4; Burning In the Primary Management Area is a valuable management tool.
However, it should be kept to a minimum fo prevent uncontrolled fires,
which may destroy beneficiai plant species and damage peat levees,
and to minimize air poliution,

SM.P-5: Where feasible, historic marshes should be returned to wetland status,
either os fidal marshes or managed wetlands, If, in the future, some of the
managed wetlands are no longer needed for waterfowl hunting, they
should also be restored as tidal marshes.
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SM.P-6:

AGRICULTURE

Land divisions or other fypes of development that are inconsistent with
protection of the Marsh and continued agricultural use shall be limited or
prohibited.

Adlacent to the Sulsun Marsh wetlands and lowland grasslands, Is an area comprised of upland
grasslands and cultivated lands. The upland grasslands and cultivated lands provide habltat for
marsh-related wildlife, but more importantly, by their location and existing uses, they insulate the
habitats from the adverse impacts of both urban development and other upland land uses and
practices incompatible with preservation of the Marsh, Within this areq, existing grazing and
agricultural uses should continue, and agricultural practices favoring wildlife use and habitat
enhancement should be encouraged.

The following policies apply to agricuftural uses within and adjacent fo the Suisun Marsh:

SM.P-7:

SM.P-8:

SM.P-9:

SM.P-10:

Agriculture within the Primary Management Area of fhe Suisun Marsh
should be limited to actlvities compatible with, or Intended for, the
maintenance or Improvemeni of wildlife habital, These Include
agriculiural uses such as grain production and grazing., —Agricultural
activitles involving removal or persistent plowing of natural vegetation
should not be permitted. Grain production should be conflined to the
Grizzly tsland Wildlife Area and relatively smnall, well-suited areas of some of
the large duck clubs. Grazing should be used to control vegetation on
duck clubs where plant cover is sub-optimum for waterfowl use and
should be discouraged on those clubs where there Is already a good
mixture of prefered waterfowl food plants, Grazing pressures should not
exceed sound range management praciices,

Agricultural uses conslstent with protection of the Marsh, such as grazing
and grain production, should be mainfalned in the Secondary
Management Area. In the event such uses become infeasible, other uses
compaiible with protection of the Marsh should be permitted. The value
of the upland grassland and cultivated lands as habitats for marsh-related
wildllife should be maintained and enhanced where possible by planting
or encouraging valuable wildlife food or cover plant species.

Exlsting non-agricultural uses, such as Potfrero Hills Landfill (former Solano
Garbage Company), Universal Propulsion Co. Inc, (former Goodrich and
Explosive Technolegy Corporation), FP Smith Parts and Equipment, Flatiron
Construction, and others, on sites within the secondary management area
should be allowed to continue if they are conducted so that they will not
cause adverse Impacts upon the Marsh. Any fufure change in uses of
these sites should be compatible with the preservation of the Marsh and
its wildlife resources,

Within the Marsh, the County shall limit special assessments against
agricultural lands for the provislon of public services, where the demand
for such services is not generated by agricultural use on the land.
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WATER QUALITY AND FLOOD CONTROL

The Suisun Marsh is located where the salt water of the Paclfic Ocean and fresh water of the
Sacramento and San Joaguin River Delfa meet and mix. Because of [is location, it provides a
fransition between salt and fresh water habitats which creates the unique diversity of fish and
wildlife habltats characteristic of @ brackish marsh. Water quality in the Marsh today Is generally
adequate, In terms of salinity, turbidity, temperature and pollution levels. The salinity level,
however, Is almost fotally dependent upon the amount of fresh water flowing in from the Delta
since It Is this Inflow that limits The intrusion of saline ocean waters,

Numerous upstream sforage facllitles, together with diversions of water from the Delta and the
fributary streams of the Delta, have substantially reduced the amount of fresh water flowing into
the Delfa, with a resultant Increase in salinity intrusion info the Marsh and Delta, Future changes
in land uses In the Sulsun Marsh and its watershed may also affect water quality through
changes in furbidity, temperature, or pollufion levels.

Land use and conservation policies can profect water quality and mitigate flood hazards by
minimizing encroachment on natural drainage courses and preventing Increases In the rate of
runoff caused by upstream land development within the Suisun Marsh and Its watershed.

The following policies represent the County’s Intent in preserving water qualify and reducing
flood hazards In the Sulsun Marsh:

SM.P-11: Projects deslgned to Import or redlstribute the fresh water in the Marsh for
salinity control should be planned carefully so that the expected benefits
are redlized. Furthermore, any proposed Import project should be studied
to determine if the project would adversely affect the Marsh by
encouraging urban and Industrial growth in the Marsh area. No import
project should be constructed If the adverse environmental impacts of
growth on the Marsh would outweigh the possible beneficlal impacts of
salinity control.

SM,P-12; To prevent crop damage in some areas, the withdrawal of groundwater
from the underground aqulfers surrounding the Marsh may be desirable.
Withdrawal should not be so extensive as fo dllow the salt water of the
Marsh fo intrude into fresh water aquifers, or to disrupt the natural
subsurface flow of groundwater into the Marsh,

SM,P-13: Disruption or Impediments to runoff and stream flow In the Suisun Marsh
and its watershed should not be permitted if It would result in adverse
effects on the quallly of wafer In or entering the Marsh. Riparian
vegetation in the Suisun Marsh and lis Immediate watershed should be
preserved due to Iis importance in the maintenance of water quality and
Its value as marsh-related wildlife habltat, Stream modification should be
permitted only If It s necessary to ensure the profection of life or existing
structures from floods, and onily the minimum amount of modification
necessary should be dilowed In such cases.

SM.P-14: Any development of industrial facllifies In, adjacent to, or upstream from
the Marsh should be designed and conditioned to ellminate significant
adverse environmental impacts on the water quality of the Sulsun Marsh.
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Activities that could significantly alter the temperature, salinlty, or turbidity
of the water should be prohiblted. Industrial facilities that will increase the
potential for spllls of foxle and hazardous materials should not be
permitted untess It is established that spllls of such materials will not
represent a significant threat to the Marsh.

SM.P-15: Any development In the Sulsun Marsh or ifs watershed proposed for areas
that have poor soll conditions for construction, or that are seismically
active, should be controlled to prevent or minlmize earth disturbancs,
srosion, water polluflon, and hazards to public safety. The County’s runoff,
erosion, and sediment control ordinance should protect the Sulsun Marsh
and its watershed from these potential adverse effects,

SM.P-16: Riparian conldors (the stream, s banks, and creekslde vegetation) in the
Marsh and its immediate watershed should be protected from
encroachment and degradation by development, No development shall
be pemnitted which would Inferfere with existing channel capaclty or
would subsfantially increase erasion, sitation, or other contributors fo the
deterloration of any watercourse,

SM.P-17 Within the Suisun Marsh and s watershed, sound agricultural practices
which conserve water quality and rparlan vegetation shall be
encouraged.

SM.P-18 Public roadway construction and Improvement activities should be

subject to restricticns permitiing the natural water movement necessary fo
sustain the marsh environment.

SM.P-16: Wherever possible, upstream watersheds should remain primarlly devoted
tfo open space land uses such as recreation and extensive agriculture
{grazing). Upstream land use practices that contribute to increased rates
of surface water runoff should be prevented or regulated.

NATURAL GAS

Several thousand feet below the fidal marshes, managed wetlands, sloughs, and bays of the
Suisun Marsh are geologic formations that contaln trapped accumulations of natural gas. These
formations and the accumulated gas constitute the Sulsun Marsh gas flelds, Gas has been
exfracted from the Suisun flelds since thelr discovery in 1938. However, due to high demands for
naiural gas as a fuel and the limited nature of the resource, the fields are expected to be
complefely depleted in the fufure. After the depletion of the fields, the remaining geoclogic
formations may be suitable for the underground storage of natural gas extracted from other
fields and transported o the Bay Area by pipeiine or fanker.

Provisions for natural gas exploration, operation, and storage shall be controlled through the
following policles:

SM,P-20: Transportation of natural gas by underground plpeline 15 the most
economical and safe method of gas transportation In the Sulsun Marsh
area. Future gas pipelines should be permitted If they are consistent with
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SM.P-21:

the Suisun Marsh Protection Plan and if the design and construction meet
the following standards:

a.

Existing plpeline systems are utiized to the maximum extent
feasible.

The pipeline design meets all applicable safety standards of the
Office of Pipeline Safety Operations and other regulatory
agencles,

The pipeline route avolds tidal marshes and managed wetlands
wherever possible and, If that Is not possible, the route crosses as
little marsh or managed wetland as possible.

Wide track or amphibious construction equipment Is used In tidal
marsh or managed wetland areas, Paods or mats are used os
needed to prevent any consiruction equipment from sinking info
the soft marsh muds and damaging the marsh plants,

The “french and push” construction method s used in all tidal
marsh and managed wetland areas where feasible, so that the
construction zone Is kept as small as possible and the minimum
amount of heavy equipment passes through the marsh or wetland
areq,

Prior o any pipeline construction or related activifles in the Marsh,
the contractors should consult with the Department of Fish and
Game to determine at what time such construction or reloted
activiiies should be conducted so as to create the least possible
adverse impact on breeding, migration, or other fish and wildlife
activities.

Prior fo any underground pipeline construction in the Marsh, the
confracfors should consult with the Solano County Mosgulfo
Abatement District to ensure existing recirculation water ditches
are nof blocked and levees are adequately repaired after
pipeline construction, or that effective mosquito contfrol measures
are malntalined.

At slough, mudfiat, and bay crossings of gas plpelines, the trench Is
dredged in a manner that minimizes turbidity and prevents
Interference of the dredging operation with fish or wildlife,

A regular surface and aerlal inspection of the plpeline route s
carried out as requlred by the Office of Pipeline Safety Operations.

If addltlonal gas wells or anclllary facllities are required for gas exploration,
production, or Injection, the driling should be accomplished with the
following safeguards:
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Q. Driling operations should conform to the regulations of the
Cadlifornia Division of Oll and Gas deslgned to prevent damage to
naiural resources.

b. The drlling operation s confined fo as small an area as possible
and does not irreversibly damage unique vegetation or fish and
wlldlife habltcrts,

c. Affer driling is complete, all drlling muds, water waste, and any
other flulds are removed entirely from the sife and disposed of in a
manner that does not adversely affect the Marsh.

d. All buildings, tanks, “Chrlstmas trees” or other facllities related to
the production or storage of natural gas do not result in the
permanent loss of water surface In the Marsh,

SM,P-22: Construction and drlling In fidal marsh and managed wetland areas
should occur only during the dry months of the years (generally Aprll 15
through October 18) when these activilies would not disturb wintering
wartarfowl,

SM.P-23: If gas wells are abandoned, they should be sealed In accordance wiih
Divislon of Oil and Gas regulations; the drilling or production facilities
should be removed; and the surface area should be revegetated with
native vegetation within one growing season affer abandonment.

SM.P-24; Storage of natural gas in depleted gas reservolrs Is a reasonable use of
the resource and should be permiited. Storage facllities should meet all
safety sfandards of the Divislon of Oll and Gas.

SM.P-25: Because the Suisun Marsh offers both natural gas and depleted gas fields
sultable for gas storage, and because it Is close fo the urban Bay Area
and the proposed waterfront industilal area on the Sacramento River, gas
will probably contfinue fo be fransporfed out of, Into, and around the
Marsh. All gas transportatlon into and out of the Marsh Is now by
underground pipeline systems, If other types of systems for the transport or
storage of fiquefied natural gas (LING) are proposed for the Sulsun Marsh
areaq, a detailed Investigation of the hazards and Impacts of LNG facllities
should be carrfed out before approval of the facilitles.

UTILITIES, FACILITIES, AND TRANSPORTATION

Construction of utilitles, faciliies, and fransportation systems In and immediately adjacent to the
Sulsun Marsh can: (1) disrupt the Marsh ecosystem at the time of construction; (2) have lasting
effects on wildlife by forming barrlers and obstacles to thelr movement and flight patterns; and
(3) stimulate urban development by providing services that are a prerequisife for such
development, '

The following policies are Incorporated to protect the Marsh from such facllities:
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SM.P-26:

In the Suisun Marsh and upland areas necessary to protect the Marsh,
improvements fo public ufility faclities should follow these planning
guldelines:

a.,

New electric power transmission utility corridors should be located
ai least one-half mile from the edge of the Marsh, New
fransrission lines, whether adjacent to the Marsh or within existing
utility corridors, should be constructed so that all wires are at least
slx feet apart,

Urban utiliies and public services (e.g.. natural gas lines, electric
lines for local power distribution, domestic water mains, and
sewers) should be allowed to extend into the Sulsun Marsh and the
adjacent upland area necessary to protect the Marsh only to
serve existing uses and other uses consistent with protection of the
Marsh, such as agriculture. However, ufilitles in the Secondary
Management Area necessary for the operation of water-related
industry within the area designated for such use in the Sulsun Marsh
Protection Plan at Collinsville would be permissible.

Within the Marsh, new electic lines for local disfribution should be
instaled underground unless undergrounding would have a
greater adverse environmental effect on the Marsh than above-
ground construction, or the cost of underground Installation would
be so expensive as fo preclude service. Any distribution line
necessary fo be constructed above ground should have dll wires
af least six feet apart,

New telephone lInes Installed In the Marsh and within one-half mile
of the Marsh should be buried underground whenever possible. All
new felephone cables routed through the Suisun Marsh area
shouid be burled, and the alignment should avold wetland areas
whenever possible.

New roadways (highways, primary and secondary roads) and rail
lines thaf form barriers to movement of ferrestrial wildlife should not
be constructed In the Suisun Marsh or in adjacent uplands that are
necessary to protect the Marsh, except where such roadways and
rafl lines are necessary in the Secondary Management Area for the
operation of water-related Industry and port uses within the area
designated by the Profection Plan as a water-related industry
reserve area at Collinsville. Rall access o serve the water-related
Industrial reserve area may be permitted within the existing
Sacramento Northern Rallroad right-of-way or aleng the east side
of the Marsh, whichever route would result in the least disturbance
to wetlands and wildlife. Wherever possible, rall access to the
Sacramento River and through the area designated as a water-
related Indusirial reserve area should be located above the 10
foot contour in order o avold adverse impacts to wetlands.
Whenever the reconsinucted line would pass through wetland
areas, It should be constructed on trestles or in @ manner which
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SM.P-27:

allows for the natural movement of water and wildlife beneath the
alignment.

The Solano County General Plan acknowledges the need for ithe
possible expansion of Highway 12, When traffic loads warrant the
widening of Highway 12, such expansion must be designed so as
fe minimlze adverse environmental impacts on the Marsh.

Underground pipelines, wires, and cables should be permitted In the
Suisun Marsh if no alfernative route Is feasible and they are designed and
constructed ta meet the following standards;

a.

Installation of pipelines, wires, and cables (particularly local service
utilities) are located within existing road rights-of-way whenever
possible,

All pipelines passing through the Marsh meet Pipeline Safety
Regulations of the U.S. Deparfment of Transportation regarding
plpe thickness, pressure limiting devices, emergency shut-down
valves and other safety design criferia.

Whenever construction occurs within the wetiands, it is confined to
the dry months (generally April 15 through October 18) to minimize
disturbance of wetland vegetation, wintering migratory waterfowl,
other water-assoclated birds, and nesting resident birds.

Wide-track or amphlbious consiruction equipment Is used fo
reduce the bearing weight of the equipment unless pads are laid
on the wetland area to support the heavy machinery and tfo
prevent It from sinking info the soft marsh soil. Equipment
movement to the construction site within the Marsh is limited fo
roads In the Immediate vicinlty of the pipeline, wire, or cable being
installed tfo minimize disruption of Marsh wildlife habitat. The
construction site Is well defined and clearly marked so that workers
do not disturb ad)Jacent Marsh areas.

When a french s cut to install a pipe, wire, or cable, excavation Is
only slightly wider than the utility line to be buried to minimize
wetland disturbance.

When pipelines are belng installed across wetlands, the “trench
and push” method of construction is employed. This construction
method, the least damaging to the wetlands because It avoids
the need for heavy equipment alongside the french to Install the
pipe, Involves filing the excavated trench with water and pushing
or puling the assembled plpe through the Marsh trench. Recent
pipeline Installaflons In the Suisun Marsh, conducted under an
ECOC permit, indicate that this Is a practical method in the Marsh,

Tidal marsh and managed wetlands disturbed during plpeline,
wire, or cable construction will generally revegetate naturally
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SM,P-28:

SM.P-29:

SM.P-30:

SM.P-31:

SM.P-32:

within one growing season If the fop layer of soll and vegetation is
stockpiled when the trench is first dug and replaced on top of the
backflled trench to facllitate revegetation. If a completed french
5 not revegetated within one growing season In a managed
wetland, the disturbed area must be reseeded with appropriate
natlve plant seed.

h. In water areas (bays and sloughs), dredging and pipe and cable
installation is scheduled so as fo avoid major fish migrations.

To protect the Marsh from potential accldental drainage of tfoxic
materials, any use of the former Pacific Reclamation and Disposal, Inc. site
should meet all requirements of the Regional Water Quality Contral Board,
and any future dam constructlon to contain waste material should meet
all requirements of appropriate regulafory agencies, such as the Divislon
of Dam Safety. Any future expansion, construction, or operation of the
former Pacific Reclamation facllity should be away from the steep slopes
of the hills that front directly on the Marsh.

The Potrero Hills Landfill (former Solano Garbage Company) should be
permiffed fo continue Ifs existing County approved operation unfil it
reaches capacity. Expansion of this facllity could impact upland grassiand
areas, which provide valuable habitat for marsh-related wildlife. However,
future expansion of the Potrero Hills Landfill should be permitted If It can
be shown that the construction and operaiion of such facllities will not
have significant adverse ecological or aesthetic impacts on the Marsh,

Material Disposal Company’s debrls disposal facility, which Is currently not
in operation, should not be permitied to resume functioning because Iis
operation would Involve fill In tidal marsh and is not compatible with
preservation of the Marsh.

Extraction and removal of minerals or natural materials from existing
quarries and borrow areas within the Secondary Management Area of
the Sulsun Marsh should be dllowed to continue where not In conflict with
protfection of the Marsh and In conformance with Counly Codes. Sites
governed by the above provisions include: Two on the Tule Vista Livestock
Company properties, of which cne Is located east of Scally Road and the
other located northeast of Beldon’s Landing, one on the Guy Stewart
property 1,600 feet west of Shiloh Road, two on the Barnes property 8,000
feet west of Shiloh Road in the Kirby Hills, and two on the Wagent property
3,000 feet west of Shiloh Road These are In addition o existing sitfes under
County land use permit,

In order to Improve marsh management, if is important fo improve and
maintaln exterior and Intetlor levee systemns, as well as other water control
facllities on public and privafely-owned managed wetlands. Hauling
excessive amounts of earth materal on public roads for levee
maintenance use can have a defiimental effect on the roads. In order to
minimize Impacts on existing public roads on the Marsh, earth leves
maintenance materlals may be transferred from a shore slie to barges for
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SM.P-33:

SM.P-34:

fransporting the material to a repailr site on a femporary basis under the
followlng conditions: (1) there Is o proven need for the levee
maintenance materlal af a specific repalr site, {2) the transfer site is not a
wetland fidal marsh or seasonal marsh; (3) the transfer operation is limited
fo the minimum fime necessary fo provide material for the levee repair; (4)
any equipment, machinery or simllar facilifles needed to fransfer materials
shall be femporary and removed from the transfer site when not in use
and (&) no permanent Improvements are developed at a fransfer site. At
such time as Is determined fo be appropriate by the Board of Supervisors,
a study may be undertaken fo determine whether, when dellveries of
marsh maintenance materials are made within the Marsh, the operation
of a transfer site could encompass transfer of natural materials reclaimed
from within the Suisun Marsh from barges fo the shore site. Such study, if
undertaken, would address the Issues of conformance of such an
operafion with the policles and purposes of the Sulsun Marsh Protection
Act, and what limitations, conditlons, and standards would be necessary
Yo insure profection of the Marsh from adverse environmental impact from
such activity,

The proliferation of sites for the disposal of speclal wastes could have
significant adverse impacts upon preservation of marsh upland areas. The
animal burial ground on Scally Road under County Use Permit should be
allowed to operate as conditioned. The creation of additional disposal
sites of a speclal nature shall be prohibited.

The following pollcies toward diking, filing, and dredging of sloughs,
managed wetlands and marshes should be implemented:

a. No dredging, filling, or diking activity shall be conducted within the
Primary Management Area of the Suisun Marsh, except with the
permission of the appropriate permiiting aufhorities,

b. In order o minimize adverse effects on deslrable plant and wildlife
communities and fo minimize the potentlal for erosion and
sedimentation, all diking, dredging, and filing activiiles shall be
carried ouf in conformity with the following general principles and
sfandards:

L Stripping or burning of vegetation, or other soll disturbance,
should be done in a manner which will minimize adverse
Impacts on deslrable plant and wildlife communities and
control erosion and sedimentation.

fl, Existing native vegetation shall be retained, protected, and
supplermented wherever practical. Development shall be
accompllshed so that exisiing trees will be preserved
whenever practicable.

ili, Exposure of soll fo eroslon by removal of vegetation shall
be limited {o the smallest area practicable and for the
shortest fime practicable. Soil exposure should not exceed
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SM.P-35

an area in which work can be completed during a single
construction season to Insure that solil stabllity Is established
well in advance of the ralny season. In general, soll
disturbance shall be limited to the period between April 15
and Octiober 15,

iv, Permanent contral structures should be Installed and final
vegetation established as soon as practicable.

V. | Facilitles shall be constructed In @ manner which will
minimize eroslon and sediment deposition in adjacent
waterways and wetlands.

vl Slopes, both cut and fill, shall not be sieeper than 2:1 unless
a thorough geologlcal and engineering analysis indlcates
that steeper slopes are safe and appropriate erosion
control measures are specified,

wvii, Cuts and fills shall not encroach upon existing watercourses
or constructed channels In a manner that adversely affects
adjccent properties or the canying capablity of the
watercourse.

Wi, Disposal of cleared vegetation and excavated materials
shall be done in a manner which reduces the risk of erosion
and sedimentation and shall conform to the provisions of
these standards.

X, Diking, filling. ond dredging activities shall be conducted so
as to minimize Inferference with crifical wildlife activitles
such os nesting and breeding.

c. To prevent sedimentation resulting from dredging projects and to
restore and enhance wetlands, dredged sediments should be
disposed of in one of the following ways: () placement on dry
land; (b) placement as fill In approved fills or levee projects; ()
barging or piping fo sultable disposal sites in the ocean, or
dumping in areas of the bay designated for such purposes by the
appropriate governmental agency; or (d) used fo restore or
enhance tidal, managed, or seasonal wetiands,

d. All proposed channels should be deslgned not fo undermine the
stabllity of any adjacent dikes and fills.

e. Any proposed fills, dikes, or plers should be thoroughly evaluated
to determine thelr effects on sloughs, managed wetlands, and
marshes, and proposals should be modlfied as necessary to
minimize any harmful effects.

Wind energy Is an imporiant renewable, natural resource which s limited
in Its statewlde distribution, Areas which are endowed with the resource
should be considered for prudent development of wind energy. Certaln
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areas within The Sulsun Marsh have been Identified as having significant
potential for wind energy resource development, Specifically identified
are areas west of [-680 and, in the Poirero Hills; however, numerous other
areas may have potential for development of private or commercial wind
energy machines. Installation of wind turbines in the Suisun Marsh could
have a significant Impact upon maintenance of the area in its present
natural state, on Marsh wildlife, and on the visual characteristics of the
marsh. Therefore, careful consideration will need to be given projects on
a case by case basis to ensure that significant adverse ecological or
aesthetic Impacts on the marsh will be avoided, The County’s objective Is
to balance the prudent use of wind resources of the marsh with the need
fo protect and maintain its essential environmental quallties, The following
should be followed Iin siting wind energy projects: (1) Commerclal wind
turbine generators should be permitted in the secondary management
area only. (2) Projects should not be allowed to proliferate in the marsh,
but should be allowed only where monitoring has shown productivity to
be feasible. (3) The location and density of machines should not
substantially alter the princlpal (agriculfural or wetland) allowed uses in
the marsh. (4) Roads and utility transmission lInes to serve machines and
transmit power from machines must be Installed In conformance with
provisions of the Sulsun Marsh Preservation Act (5) In order to protect the
biological resources of the marsh, the design, denslty, height, nolse level,
llumination and location of wind turbine generators and ancillary facllities
should minimize or avold the following adverse effects: collislon hazards
for birds, Interference with migratory flight patterns or disturbance of
wildlife habitat, Design considerations of importance should include non-
synchronous machines, low-nolse design, subdued security lighting and
minimal tower lighting. (6) All construction must be carried out so as to
minimize erosion and prevent sedimentation in the marsh. (7) The
installation and operation of wind turbine facllitles must protect the visual
characteristics of the marsh. In order fo minimize the impact upon the
aesthetics of the marsh as a natural open space areq, wind turbline
generafors and ancillary facllities should be designed and sited fo
complement the natural landscape whenever feasible, consistent with
the following guidelines: colors should blend with the landscape; lighting
should be subdued and be provided for safety and security reasons only;
and facilitles should be located off the ridgeline unless to do so would
result In higher tower helght, significant grading or cut and fil.

RECREATION AND MARSH ACCESS

The Suisun Marsh is an 85,000 acre natural recreational area of statewide significance. The area
provides for a variety of recreatfional opportunities on both private and public lands. Duck
hunting fs the major recreational activity In the marsh occurring from late October until January,
Fishing accounts for nearly as much recreational use In the Marsh as duck hunting. In addition,
several other forms of recreation such as water sports, uplond game hunting, and wildlife
observation are popularin the Marsh,

The Importance of the Marsh as a recreational area can be seen in the amount of land which Is
given over to duck hunting. The General Plan’s land use diagram Identifies two recreational sites
In the Marsh. A Wildiife Interpretive Center Is planned to be developed near the Infersection of
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Hill Slough and Grizzly [sland Road. Beldon's Landing is developed with fishing and boat launch
facllitles.

Rush Ranch is a 2,070 acre ranch located on Grizzly [sland Road, approximately two miles south
of Highway 12. The ranch Is owned and operated by the Solano Land Trust, The site Includes
historic buildings, self-gulded hiking tours, educational facilitles and a nature center which
showcases many of the historic and natural features of the property.

In addition to the above mentloned recreational sites, a number of more passive recreationa
areas exist in the Marsh. Passive recreational opportunifies will be provided at the following
areags:

The 1,112 acre Hill Slough Wildlife area extends along Grizzly Isiand Road from Hill
Slough to State Route 12. Levee construction will refurn some lands to wetland status
and provide public hiking tralls.

The Peytonia Slough Ecologlcal Reserve Is a 206 acre area directly south of the City of
Sulsun City open for public hiking, fishing and wildlife observation,

A number of recreational oriented commerclal uses exist In the Marsh. These uses, which Include
Liffle Honker Bay Resort, Plerce Harbor, Sulsun Pacific Maring, Port of Sulsun Maring, and City of
Benicia Maring, are located on the edge of the Marsh accessible to the general public. As the
demand for recreation increases, there may be a need for more such facilities or expansion of
axisling facilities.

The vast open expanse of the Suisun Marsh Is the location of many recreational activities. The
Marsh s well known for waterfowl hunting. In additlon, several other forms of recreation,
including fishing, upland game hunting, and water sports, are also popular. Nevertheless, there
are opportunitles for a greater diverslty and amount of public recreation in the Marsh.

The recreation vaiues of the Marsh, particularly for duck hunting, have been a significant factor
in Its preservation. Private duck clubs and public agencies, such as the Department of Fish and
Game, have made conslderable confributions to the improvement of the Marsh habitats for
waterfowl as well as other wildlife,

Recreational uses In the Sulsun Marsh should be gulded through the following policies:

SM,P-36; Within the Sulsun Marsh, provision should be made for public and private
recreational development to allow for public recreation and access 1o
the Marsh for such uses as fishing, huntfing, boating, picnicking, hiking and
nature study.

SM.P-37: Recreational uses In the Marsh should be located on the outer portions
near population centers and easily accessible from existing roads.

SM.P-38: Recreational aciivifles that could result in adverse impacts on the
environment for the Suisun Marsh should not be permitted.

SM,P-32: Public access at appropriate locations shall be provided and protected
along the county’s significant waterways within the Suisun Marsh fo the
maximum extent feasible,
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SM.P-40: Additional land should be acquired within the Suisun Marsh to provide for
increased public duck hunting recreational use and additional refuge
arecs for waterfowl during the hunting season. Acquisition priority should
be given to those lkands not now operated as managed wetlands.

SM.P-41: Land should also be purchased for public recreation and access to the
Marsh for such uses as fishing, boat launching, nature study, and for
scientific and educational uses. These areas should be located on the
outer portions of the Marsh near the population centers and easily
accessible from existing roads. Improvements for public use should be
consistent with protection of wildlife resources.

SM.P-42; Public agencles acquling land in the Marsh for publlc access and
recreational use should provide for a balance of recreational needs by
expanding and diversifying opportunities for activities such as bird
wafching, picnicking, hiking, and nature studly.,

SM.P-43; Agencies administering land acquired for public access and recreational
use should be responsible for maintaining the areas and controlling thelr
use. Signing on roads leading Into the Marsh and malntained litter
receptacles af major public use areas should be provided by the
appropriafe local or state agency fo prevent liitering and vandalism to
public and private property.,

SM.P-44; Recreational actlvities that could result in adverse impacts on the
environmental or aesthetic qualities of the Suisun Marsh should not be
permitted. Levels of use should also be monifored to ensure that their
infensity s compatible with other recreation activitles and with protection
of the marsh environment. For example, boat speeds and excessive nolse
should be controlled and activities such as water skiing should be kept at
an acceptable lavel.

SCENIC RESOURCES

The policies set forth below provide a serles of guidelines to be used by the County in Ifs land
development guldance pracedures within the Suisun Marsh, It [s the intent that these provisions
be employed as criterla to be adhered to by all future land development which falls within the
visual components of any of the designated scenic roadways, Intensive development cannot
be visually absorbed into a marsh landscape without serlously disrupting the delicate foreground
and unprotected background view components. Intensive development here can also result in
disruption of the local ecosystem which supports the marsh and its unique and delicate visual
character,

The following policles apply to view components of all designated scenic roadways adjacent to
and within the Sulsun Marsh:

SM.P-45: The number of man-made Interruptions or incldenfs along a scenic
roadway (housing, commercial uses, signs, driveways, elc,) should be
Iimited to maintain the current visual values as the prevalent feature of
the route,
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SM,P-46:

SM.P-47:

SM.P-48:

SM.P-49:

SM.P-50:

Placement of off-sife advertlsing along a designated scenlc roadway
should be prohibited, except where provisions are made, as part of a
standardized, publlic, on-road sign program, for providing signing within
the roadway right-of-way for roadway related services. Such a program
could provide a series of signs of similar design, Identifying food, lodging,
and other road-related services by type and by the symbol or logotype of
the proprietor.

Immediately adjeining dryland and upland within and around a marsh
area should remain in open space use (grazing, cropland, or other
extenslve uses)to protect the unlgue visual character of the landscape.,

Existing habitats should be protected from encroachment due fo their
own visual value and their role In maintaining the marsh ecosystem and its
overdll scenlc value,

Since such a fiat and expansive natural environment tends to exaggerate
verfical elements, undergrounding of utllity lines is highly recommended.

Maintenance and protection of exising windbreaks should be
encouraged tfo provide a contrasting visual element on flatland
landscapes and fo call attention to distant farm development or to
places where major changes occur In the alignment of a scenic roadway.

WATER DEPENDENT INDUSTRIAL USES

The following Water Dependent Industrial policles shall be applicable fo the Water Dependent
Industrial land use designatlon, shown on Figure LU-1, within the Sulsun Marsh:

SM.P-51:

SM.P-52:

SM.P-63:

The upland portion of the Collinsville site, above the 10-foot contour line,
presents no significant physical constraints for development and should
be reserved for water-related industry use.

The low-lying-portion of the Collinsville slte, below the 10-foct contour line,
does present physical consiraints for development and conslsts of critical
marsh-related willdlife habitats, Nevertheless, the porilon of this areq,
which fronts on deep water should be reserved for water-related industry
use,

Reservation of the Collnsvile site for waterrelated Indusiry use not-
withstanding, wetland restoration or enhancement of the area below the
10-fooct contour line may occur, provided that the restoration or
enhancement program is carrfed out In a manner that will not preclude
use of the deep water shoreline and area above the 10-foot contour line
for waterrelated Industry use. Specifically, any wetfland restoration or
enhancement project should be designed not to restrict possible future
development and operation of marine ferminals and marine terminal
berths on the deep water shoreline and the movement of waterbormne
cargo, materials, and products from the shoreline ferminal to the upland
portions of the slte,
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5M.P-54;

SM.P-55;

SM.P-B6:

A program to prevent accldentat spllls of toxic and hazardous materials
entering Montezuma Slough should be developed by industries
constructing marine terminal facllities at Collinsville. Prior to the use of such
facliities, equipment required o carry out the prevention program should
be installed at the appropriate location at or adjacent to the mouth of
Montezuma Slough,

The remalning areas of lowland grassland and seasonal marsh in the
Collinsville site should be preserved and, whenever possible, enhanced or
restored for their Intrinsic value as marsh-related wildlife habitat and to act
as a buffer between the Sulsun Marsh and industrial and port activities,
There are several land uses that could occur in this area. The existing
agriculiural use - catile grazing - could be continued. Portions of the area
should also be restored to wetland status, elther as fidal marsh or
managed wetlands, Dredged materials may be used in any wetland
enhancement or restoratfon program when such activity will be
conducted without adverse environmental impacts on the Marsh.

All future industrial development adjacent fo the Suisun Marsh and within
areas reserved for water-related indusiry should conform fo the following
planning guldelines:

a, Indusirial activities should not have the potential to cause
significant adverse Impacts on the Sulsun Marsh, In particular,
water quality should be mainialned by ensuring that no hazardous
or foxic materials could be Introduced Into the Marsh sloughs and
by prohibiting activities that could alter the temperature salinity or
turbidity of the water. Construction of necessary access routes
across wetlands should result in the minimum possible disturbance
fo the ecosystems and wildlife. Pipellnes should be Installed using
the procedures described in the Utliities, Facllities, and
Transportation section of this Chapter. Conveyor belts and
railroads should be constructed on trestles, except In situations
such as along the western boundary of the Collinsvile water-
related indusfry areq, where a raliroad may be constructed on fill
in order to provide a dike separating Industrial facilities from
wetlands,

D. The construction and development of any Industral facllities
adjacent to and upstream from the Sulsun Marsh should comply
with the policles of the Water Supply and Quallly section of this
Chapter and all applicable State and Federal water and air
guality standards.

c. Industrial facllities should not be locafed directly adjacent to the
Suisun Marsh. A buffer area should be provided to reduce adverse
environmental impacts on the Marsh.

d. Development of industrial sites should not result in the construction
of physical barrlers, such as freeways, fences, or exposed pipelines,
that Impede the movement of wildlife. In addition, construction of
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POLICIES REGULATI
THE SUISUN MARSH

very tall structures with which wildlife Is prone to collide, especially
during migrations and In bad weather, should be avolded.
Industrial facllities adjacent to wildiife areas that deter the landing
of wildlife should also be avolded. However, the type, size, and
location of structures that would be hazardous to wildlife are
difficult to generalize. Therefore, decisions should be made on a
case by case basls to ensure that structures In the vicinity of the
Marsh are located and consfructed fo avoid, fo the maximum
extent feasible, interference with the flight or migration patterns of
wildiife,

Industry sites should be developed to allow the most efficient use
of the shoreline. For example, In the Collinsville site, wharves
construcied along the shorelline In the area reserved for water-
relafed industry, In addiflon fo any petroleum dock which may be
needed, should be shared to the maximum extent feasible by
industries locating In the water-related Industry area.

Storage of raw materials, fuel, or producis should not be permitted
at ihe shoreline on a permanent or long-term basis. The waterfront
is too scarce and valuable a resource fo accommodate uses,
such as storage, that could be located farther Inland.

Industrial facilities should be located and deslgned o avoid visual
Infrusion on the Suisun Marsh, Where sloping land is fo be used for
Industrial development, it should be ferraced rather than leveled,
and soil erosion and storm water runoff should be controlled.
Bulldings should have a low profile and not be highly visible against
the skyline, should be well-designed and unobtiusive In appear-
ance, and should use colors and materials compatible with the
surrounding landscapes. Appropriate landscaping should be used
to reduce the Impact of industrial strucfures on views from the
Sulsun Marsh,

Because the Industrial waterfront Is attractive and Interesting fo
many people, public access to the shoreline should be provided
wherever feasible, unless it wlll result in Interference with Industrial
actlivitles or hazards to the public, Public access to exceptional
natural features within industrial areas should also be provided
wherever feasible.

NG SEWAGE DISPOSAL SYSTEMS WITHIN

Portlons of the Sulsun Marsh Preservation Act and the Suisun Marsh Protection Plan are directed
toward maintenance of water quality through controls on individual sewage disposal systems, a
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responsibllity of the Solano County Department of Resource Management, Environmental Health
Services Division,

The specific requirement directed to the Solano County Department of Resource Management,
Environmental Hedlth Services Division, Is found in Section 29401(c) of the Suisun Marsh
Preservation Act: "Within the marsh, the Local Protection Program shall include but not be
limlfed to ... (e)nforceable standards for the operation of septic tanks and wastewater
discharges.”

The rationatle for this requirement and addifional detalls are in Pollcy No. 5 of the Utilitles, Facllifies
and Transportation Section of the Sulsun Marsh Protection Plan (February 2008 reprint edition),
which states;

5, Because septic fanks do not function properly in the wetland area, the Solano
County Departmeni of Resource Management should confinue to work with
landowners to phase out existing septic systems In the wetlands and require new
systems that would properly dispose of wastes as required by the Solano County
Department of Resource Management and the Regional Water Quuaillty Control
Board.,

The Department of Resource Management, Environmental Health Services Divislon, has
responsibilifies In the Marsh to control wastewater discharges from septic systems through
enforcement of Solano County Code Chapter 6.4, which establishes a comprehensive, uniform
set of sewage disposal standards for Solano County.

In 1975, Solano County enacted an ordinance (No. 888) to regulate Individual sewage disposal
systems. In July of 2001 revisions to Solano County Code were approved as Chapter 6.4, Sewage
Disposal Standards. These sfandards were amended again In December of 2004 and are
applicable within the Suisun Marsh. Under Chapter 6.4, a permit from the Health Services Division
Is required to repalr, modify or consfruct waste disposal systems. Minimum criteria for the sifing
and construction of a septlc tank/leachfield system include soll typling and identificafion,
percolation rate, soll depth, depth and separation to ground water, ground slope, and
adherence to setbacks, including setbacks fo surface water. The use of vaults or holding tanks is
allowed for speclfic circumstances such as for duck clubs in the primary area of the Suisun
Marsh.—Additional changes in the ordinance which help to improve environmental conditions
include requirements for slte evaluaiions by professional consultants to identify and mitigate
separation to groundwater and the requirement for alternative type sepfic systems Alternative
systems provide improved effluent distribution throughout the disposal field, have high-level
alarms In the dosing tank, require evidence of a maintenance contract with a service provider
and ongoing moenitoring, and may require pre-treatment devices that produce a higher quality
effluent than effluent from conventional septic systems.

As indicafed In the Marsh Plan, sepfic tank/leachfield systems do not operate at opfimum
efficlency In wetland areas and in general, site conditions for the Primary Management Area of
the Marsh will not meet minimum requirements for the construction of a new standard-type on-
site sewage disposal system. An Improper sewage disposal system, once idenfified, shall be
replaced with an on-site sewage disposal system which meets the requirements of the Sclano
County Code. Sites which cannot accommodate a conventional in-ground leaching system
due to sife conditlons may be replaced with alternative type sewage disposal systems if
condifions allow, or, as a last resort, may be replaced with holding tanks, The Department of
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Resource Management, Environmental Health Services Division, Is responsible for enforcement of
Solano County Code, Chapter 6.4 Sewage Disposal Standards, These standards, which
Implement the following sewage disposal policies, are applicable to Individual sewage disposal
systems in the Suisun Marsh.

SM.P-57: Property owners within wetland areas are urged to seek departmental
assistance to dlleviate potential water quallty problems resulting from
malfunctioning individual sewage systems.

SM,P-58: Where it is determined that an Individual sewage system does not
function properly. the nuisance shall be abated and, If appropriate, the
on-site sewage disposal system shall be repaired or replaced Iin
accordance with Solano County Code, Chapter 6.4, Sewage Disposal
Standards,
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Part lI-A - Solano County Code
Chapter 28, Section 28.01

Definitions (Excerpts)

Complementary Commercial Facility. A small commerclal facility which complements and
supports marsh orlented recreational uses, such as a balt shop, a small boat rental, or a
refreshment stand.

Hunting and Fishing Club. A facilty, place or bullding licensed as a commercial hunting club
under Stafe Fish and Game Code 3240.5 or licensed as @ game bird club under State Fish and
Game Code 3270, including approved incidental uses to the licensed faculties. Facilities may
include cooking facllitles and sleeping quarters or bunkhouses for limited stays of not more the six
months. Facilities must be connected to an approved sewage disposal system.

Marsh Oriented Recreation. Marsh-orlented recreational uses and use incidental to recreation,
Including park, Interpretive center, day-use facllity, lodge, club or resort for swimming, boating,
sailing, fishing, hunting or shooting, and ralsing of game, fishing pier and boat ramp, small craft
docking and storage incidental fo a small craft docking facllity; commercial recreation uses,
Including balt shop and refreshment stand, and similar types of uses as may be determined by
the Planning Commission.

Solano County Component of the
Suisun Marsh Local Protection Program
2012 Amendment

49



Part I1-B - Solano County Code
Chapter 28, Section 28.22 |
Suisun Marsh Agricultural (A-SM) Districts (Full Section)

Section 28.22 - SUISUN MARSH AGRICULTURAL (A-SM) DISTRICTS

Subsections:
28.22,10 ~ Sulsun Marsh Agricutture Districts
28.22.11 - Purposes of Sulsun Marsh Agricultural Districts
28.22.20 ~ Suisun Marsh Agricultural District Land Uses and Permit Requirements
28.22,30 - Suisun Marsh Agricultural Disirict Development Standards
28-22.10 ~ Suisun Marsh Agriculture Districts
This section includes reguiations for the A-SM-80 and A-8M-1460 zoning districTs.
28.22.11 - Purpose of Suisun Marsh Agriculiure Districts

This Section lists the uses of land that may be dllowed within the Suisun Marsh Agricultural zoning
districts, established by Sectlon 28.13 (Districts Designated and Estaklished). It also determines
the type of land use approval required for each type of use and provides general standards for
site development.

Agriculture Is the major indusiry in Solano County, generating the majority of the tax revenue in
the unincorporated County, In addition, certain agricultural lands serve an important function in
buffering contiguous environmentally sensitive lands of the Sulsun Marsh_from the effects of
urbanization. Therefore, the Board of Supervisors has determined that it is in the inferest of the
County to prevent further encroachment upon such agricultural lands by Incompatible uses of

property.

The purpose and Infent of the A-SM districts Is to preserve lands best sulted for permanent
agrlcultural use while limifing certaln intensive agricultural practices which may confiict with
adjoining sensitive lands. A primary intent of the A-SM_districts is to assure the retention of upland
and lowland grasslands adjacent to the Suisun Marsh In uses compatible with its protection.
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28.22.20 - Suisun Marsh Agricultural District Land Uses and Permit Requirements

A. Allowed Uses and Permit Requirements

Table 28-22A Identifies the land uses allowed by this Zoning Ordinance In each Sulsun Marsh
Agricultural district and the land use permit required to establish each use. In addition o the
land use permit required by Table 28-22A, speclal requirements may apply to cerfain uses.

B. Marsh Development Permit Reguirements

Any development within the Sulsun Marsh, as defined by Section 29114 of the Public Resources
Code, shall be subject to obtaining a Marsh Development Permit pursuant to the Sulsun Marsh
Preservation Act of 1977, and as provided for In Section 28.104 of this Code. When a land use
subject fo a marsh development permit Is proposed In both the Pimary Management Area and
Secondary Management Area, as defined in the Suisun Marsh Preservation Act of 1977, the land
use shall be subject to a use permit covering the whole of the project.

C. Architectural Review

Architectural Approval may be reguired for cerfain uses, in compliance wlth Section 28.102
(Architectural Approval).

D. Building Permits

A Bullding Permit shall be required prior o any construction.

E. Land Use Requlations

Where ihe last column in Table 28,22A (Land Use Regulations) includes a sectlon number, e.g.
28.70.10, the zoning regulations in the referenced sectlon apply to the use, Where the last
column includes a chapter number, e.g. Chapter 13.6, the regulations in the referenced Solano
County Code apply fo the use. Provisions in other sections of this Zoning Ordinance may also

apply.

F. Non-Conforming Uses

Within the Sulsun Marsh, as deflned by Section 29107of the Publlc Resources Code, uses
established prior to 1977 that do not conform to the uses set forth in Table 28-22A shall be
considered nonconforming uses under Section 28.114, except that non-substantlal changes,
alterations, and addiltions to nonconforming uses may be allowed within the existing established
project footprint area subject to a marsh development permit, pursuant to the Suisun Marsh
Preservation Act of 1977 and as provided for in Section 28.104 of this code., The overall existing
development area may not be expanded under these provisions. Development within the
existing development area should minimize additfional iImpervious surfaces, An adequate buffer
should be established or maintalned between the development areas and any water, wetlands,
or ofher Marsh habitat to protect the habitat from adverse environmental iImpacts. An eroslon,
sediment, and runoff contral plan shall be prepared In accordance with Section 31.26(b) of the
Solano County Grading, Drainage, Land Leveling and Eroslon Conirol Ordinance. When the
non-conforming use s located In both the Primary and Secondary Management Areas, as
defined by the Suisun Marsh Preservation Act of 1977, non-substantial changes, alterations, and

Salano County Component of the
Sulsun Marsh Locat Protection Program
2012 Amendment

51



additlons fo the nonconforming use shall be subject to a use permit covering the whole of the
project,

G. Site Bevelopment and Other Standards

All uses shall comply with the provislons of Article 1V, Section 28-90 Site Development and Other
Standards, which includes standards for parking, signs, and other project elements.

Table 28.22A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrafive Permit, MUP = Minor Use Permit,
= Use Permif, hibited

Agriculiural accessory bulldings A 28.71(A) & B)1)

Cultivated and Irfigated farming AL

Non-riigated and non-culivated farming AR

Grazing AG)

Pastured Poultry

Not adjacent to a R District A 28.71.10(A) & (BY(&)
Adiacent to a R District MUP 28.71.10CA) & (B)(4D)
With an agricultural commercial kitchen ---

With sales ---

With Special events -=-
With more than 4 crowing fowl

. AGRICULTURAL PROCESSING USES:
None allowed

£ S C.oANIMAL EACILITIES; AND OPERATIONS:.
None gllowed

. OTHER AGRICULTURAL OPERATIONS.
AgricuETuro[ employee housing

HCD Agricuitural employee housing
Temporury commergziol cocch

28.71.40(A) & (B)(1)
28.71.40(A) & (B)(3)
140(A) & (B)(®) _

Primary Dwelling® A 28.72.10(A)
Secondary Dwelling A 28.72.10(A) & (BX(6)
Second Klichen AP 28.72.10(A) & (BX(7)

. TEMPORARY:RESIDENTIAL USES::
ry singie famlly dwelling
GRICULTURAL ANDANIMAL FACILITIES INCIDENTALTO A RESIDENCE =
Small kennels and catieries | AP 28.72.30(A) & (BY(D
JOTHER RESIDENTIAL USES'
Home occupgation, Type |

28.72.40(A) & (B)X(2)
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Table 28.22A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
= Prohibited

Morsh:orien’red recreoﬂon

up 28.73.10(A) & (B)(1)
Publlc open space area A 28.73.10(A)
up 3.10(A) & BY(3)

Agricultural Education, Minor Facility

08.73.20(A) & (B)(1)

Marsh Education

28,73 20(A)

' C.PUBLIC ASSEMBLY USES'
Speciatl Events Facilliy (other than Winery or
Agrlculiural Processing Facliity)

persons

uP

& per vear max, and 150 persons or less AP 28.73.30(A) & (BX6)
12 per year max, and 150 persons or less MUP 28.73.30(A) & (BX(6)
More than 12 per year, or more than 150

28.73.30¢A) & (B)(6)

Agrlcul’rurc:l research facilify, Small

28.74.20(A) & (BX(1)

2874

Marsh resecrch foclli

PROCESSING AND:

ereiess communlco’fion facllity

Co-location

28.81

New fower

28.81
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Table 28.22A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,

UP = Use Permit = Prohibited

.:C. PUBLIC SERVICE USES:
Publlngervic Facllity

Al UCTURE

INFRAST USE _

Commercial wind turbine generator UpP 28.80
Extraction and Removal of Minerals or Natural
Materials from &uarries and Borrow Areas existing UP 28.78.20(A)
as of January 1, 1982
Non-commercial wind turbine

100 feet or less in helght A 28.80

Over 100 feef in helght --- 28.80
Oil or Gas Well@ AP 28.78.20(A) & B
Pipeline, fransmissicn, or distributlon line, In R.OW. A 28.78.20(A) & (BX}B)
Utllity facilltles or Infrastructure, outside of R.O.W. UP 28.78.20(A) & BXD)
Wasie disposal, processing, and composting Up® 28.78.20(A) & (BY(3)

S

Méfeorologlcol ToWer, 100 feet or less In height AP

28.78.20(A) & B)(6)

Meteaorologlcal Tower, greater than 100 feet In

MUP

28.78.20(A) & B)(©)

height
28

RESOURCE CONSERVATIONUSE

Conservaﬁon and Mitigatlon Bank

Notes:

Any development within the Suisun Marsh, as defined by Section 29114 of the
Public Resources Code, shall be subject to obtaining a Marsh Development
Permit pursuant fo the Sulsun Marsh Preservation Act of 1977, and as provided for
in Section 28,104 of this Code.

Management of wetlands and agricultural operations, with emphasis on grain
and hay crop production, pasture, grazing, and the growlng of plants and
natural feed Impartant to wildiife habitat,

Bulldings and uses clearly accessory or incldental fo any permitted use located
on the premises, including a one-family dwelling or a manufactured dweliing,
barns, private stables, sheds, and other associated buildings.

Qil wells not permiited in the Suisun Marsh Primary and Secondary Management
Arecs.

During or subsequent fo final closure of any waste disposal site, the Planning
Commisslon may approve any beneficlal reuse of the waste disposal site that () s
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compatible with the approved closure and/or post-closure plans for the site, (i)
would not be detrimental to exsting or anticipated agricultural land uses in the
viclnity, and (il) would not subject occupants of the site, neighbors, or the
environment, to risks associated with the wastes which have been disposed of at
the site.

28.22.30 - Suisun Marsh Agricultural District Development Standards

Subdivision, new land uses, main buildings including primary and secondary dwellings, and
alterations fo existing land uses and buildings, shall be designed, constructed, and/or
established In complionce with The applicable development standards delineated or
referenced In Table 28-228,

DEVELOPMENT STANDARDS Ft CESSORY STRUCTURES;

DING, ACCESSORY STRUCTURES, AN

Minimum Lot Area AL-80 = 80 acres
AL-160 = 160 acres
Setbacks
Front Thirty feet; except that bulldings shall not be less than fifty
feet from the centerline of the street, and unless ofherwise
Indicated by bullding lines on the zoning maps.
Sldes (each) 20 feet
Rear 25 feet
Between structures 10 feet
Height limit Thiry-five feet; and as allowed by 28-93 Special regulations
'OTHER STANDARDS

Parking shall be provided In conformance with the parking
standards In Section 28,94

All signs shall comply with the sign requirements in Sectlon
28.96

Parking Requirements

Signs
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Part lI-C - Solano County Code
Chapter 28, Section 28.32
Residential-Traditional Community (R-TC) Districts

(Portions of section applicable to R-TC-4 District)

Section 28.32 - RESIDENTIAL TRADITIONAL COMMUNITY (R-TC) DISTRICTS

Subsections:
28.32.10 - Purpose of Section
28.32.11 - Purposes of Traditional Community Residential Districts
28.32.20 - Residentlal - Traditional Community District Land Uses and Permit Requirements
28.32.30 - Residential - Traditlonal Community District Development Standards
28.32.10 - Residential - Traditional Community Districts
This sectlon Includes regulations for the following zoning districts:
Résldenﬂol - Traditlonal Community (R-TC) Districts
Resldential - Traditional Community Mixed Use (R-TC-MU) Districts
28.32.11 - Purpose of Residential - Traditional Community Districts
This Sectlon lists the uses of land that may be allowed within the traditional community residential
areas of the County represented by the Residential - Tradltional Community (R-TC zoning
districts. If also determines the type of land use approval required for each use within each

district, and provides general standards for site development,

Residential - Traditional Community disiricts recognize current resldential and mixed-use
communities located outside agrculfural or municlpal service areas where previous
development has occurred at higher densities or intensities than currently allowed under County
policy. It Is the infent to preserve and enhance the character and quality of these communities
and promote future Infill residential and mixed use development but not fo expand the area of
these communities.

The R-TC Districts replace the following previous districts:
Solano County Component of the
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R-TC-1AC replaces RE-1;

R-TC-20 repiaces RE-1/2

R-TC-15 replaces RE-1/3

R-TC-10 replaces RE-1/4

R-TC-6 replaces R-5-6

R-TC-8 replaces R-5-5

R-TC-D-4 replaces R-D (Starr Subdivision)
R-TC-D-6 replaces R-D (Homeacres)
R-TC-MF replaces R-M

The purpose of the different resldential - fraditional community zoning districts and the manner in
which they are applied are as follows:

A. Residential - Traditional Community (R-TC) Districts

The R-TC zoning districts are intended for areas that have previously been subdivided for single
family residential development and provide the community services appurtenant therefo. The
regulations for these districts are designed to stabilize and protect the residential characteristics
of the districts, fo promote and encourage a sultable environment for family life. Nine R-TC
zoning districts are denoted with a suffix to indicate the minimum parcel size (e.g. R-TC-4 requires
a minimum parcel slze of 4,000 square feet), minimum building setbacks, and other
requirements. The R-TC zoning disfricts are consistent with and implement the Traditional
Community - Resldential land use deslgnation of the General Plan as follows:

Blrds Landing R-TC-1AC

Collinsville Township R-TC-4

Cordelia area R-TC-15

Elmira area R-TC-1AC and R-TC-20

Fairfield Unincorporated area R-TC-1AC, R-TC-20, R-TC-10 and R-TC-D

Green Valley area R-TC-1AC, R-TC-20, and R-TC-15

Rockvllle Corners R-TC-1AC

Snug Harbor area R-TC-10

Vallejo Unincorporated area R-TC-20, R-TC-10, R-TC-6, R-TC-5, R-TC-D & R-TC-MF
Willotta Qaks area R-TC-15, R-TC-10

28.32.20 - Residential - Traditional Community District Land Uses and Permit Requirements

A. Allowed Uses and Permit Reguirements

Tables 28.32A and 28.32B identify the land uses allowed by thils Zoning Ordinance In each
residential-traditional community district and the land use permif required to establish each use.
In addition to the land use permlit required by Tables 28.32A and 28,32B, speclal requirements
may apply to cerfain uses.

B. Marsh Development Permit Requirements

Any development within the Sulsun Marsh, as defined by Section 29114 of the Public Resources
Code, shall be subject to obtalning a Marsh Development Permit, pursuant to the Suisun Marsh
Preservafion Act of 1977 and as provided for In Section 28.104 of this Code. When a land use
subject to a marsh development permit Is proposed In both the Primary Management Area and
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Secondary Management Area as defined In the Sulsun Marsh Preservation Act of 1977, the land
use shall be subject to a use permit covering the whole of the project.

C. Architectural Review

Architectural Approval may be required for cerfain uses, In compllance with Section 28.102
(Architeciural Approval),

D. Building Permils

A Building Permit shall be required prior to any construction,

E. Land Use Requlations

Where the last column In Table 28.32A or 28.32B ("Land Use Regulations”) Includes a section
number, e.g. 28.70.10, the zoning regulations in the referenced sectlon apply to the use. Where
the last column includes a chapter number, e.g. Chapter 13.6, the regulations in the referenced
Solano County Code apply o the use, Provislons In other sectlons of this Zoning Ordinance may
dlso appiy.

F. Non-Conforming Uses

Within the Suisun Marsh, as defined by Sectlon 22101 of the Public Resources Code, uses
established prior fo 1977 that do not conform to the uses set forth in Table 28-32B shall be
considered nonconforming uses under Section 28.114, except that non-substantial changes,
alteratlons, and additlons to nonconforming uses may be allowed within the existing established
project footprint area subject to a marsh development permit, pursuant to the Sulsun Marsh
Preservation Act of 1977 and as provided for in Section 28.104 of this Code. The overall existing
development area may not be expanded under these provislons. Development within the
existing development area should minimize additional Impervious surfaces. An adequate buffer
should be established or maintalned between the development areas and any water, wetlands,
or other Marsh habitat to protect the habitat from adverse environmental Impacts. An erosion,
sediment, and runoff conirol plan shall be prepared in accordance wiih Section 31.26(b) of the
Solano County Grading, Drainage, Land Leveling and Eroslon Control Ordinance. When the
non-conforming uses is located In both the Primary Management Area and Secondary
Management Area, as defined by the Suisun Marsh Preservation Act of 1977, non-substantial
changes, alferations, and additfons fo the nonconforming use shall be subject to a use permit
covering the whole of the project.

G. Site Development and Other Standards

All uses shall comply with the provisions of Arficle IV, Section 28-90 Site Development and Other
Standards which includes standards for parking, signs and other project elements.
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Table 28.32B TABLE OF ALLOWED USES

A = Allowed by nght AP = Administrative Permit, MUP = Minor Use Permit,

UP = Use Permlt

DWE [LINGS

Accessory buildings and uses@

Accessory building greater than 2,500

square feet in size® A 28.72.10 (A) & (B)(T)
Accaeassory bulldings, aggregate: 1) greater
than 2,600 square feet In slze combined on
a lot 4 acres or less; or, 2) greater than MUP 28.72.10 (A) & (BX(1)
5,000 square feef in size comblned on q lof
greater than 4 acres®
Primary Dwelling® A 28.72.10(A)
Secondary Dwelling A 28.72.10(A) & (BY(6)

Second Klifchen

28.72.10(A) & (B

B. TEMPORARY: RESIDENTIAL USES

Temporary emergency dwellng AP 28.72.20(A) & (BX(3)

Temporary manufaciured home storage AP 28.72.20(A) & (BX(4)

Temporary occupancy of exisfing dwelling while

replacement dwelling Is under construction AP 28.72.20(A) & (B)(S)
AP 28.72.20(A) & (B)(6

MTe(mporcry single fomiiy dwe]llng (4)

Eg

ne o!lowed

..D. OTHER RESIDENTIAL:USES .
Home occupation

Type | A 28,72.40(A) & (BX(2)
Tvpe i AP 28.72.40(A) & (BY(D
Temporary subdivision sales office MUP 28.72.40(A) & (BY(D

'28.73 RECREATION, EDUCATION, AND PUBLIC ASSEMBLY:USES:

None ollowed

°28.74  RETAIL AND: OFFICE USES

None allowed

28.75 TOURISTUSES

None Allowed

128.76  COMMERCIAL SERVICE:US|

None Allowed

2877 INDUSTRIAL, MANUFACTURING, PROCESSING AND WHOLESALE USES.

None Allowed

‘28‘78 - COMMUNICA’ ASTRUCTURE AND SER!

VICE USES

A COMMUNICATION U!

Wireless communication fccl] Ty

Co-location

28.81

New tower

28.81
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Table 28.32B TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
UP = Us_e Pemrmit, -

Plpellné, transmission, or distribution line, in R.O.W. A 28.78.20(A) & (B)(8)

Utility facillties or infrc:s’rrucfurey outside of R.OW, UpP 28,78.20(A) & (B

C. PUBLIC SERVICE USES'

 RESOURCE CONSERVATION USE
I- None allowed

Notes:

1. Any development within the Suisun Marsh, as defined by Section 29114 of the
Public Resources Code, shall be subject to obfalning a Marsh Development
Permit, pursuant to the Sulsun Marsh Preservation Act of 1977 and as provided for
in Section 28.104 of this Code.

2, Accessory bullding: (@) Does not include a guest house, and (©) may be
esfablished prior o construction or Installation of a dwelling on the same
property.

3. Use permit approval is required by the Zoning Administrator only, unless otherwlise

referred to the Planning Commission by the Zoning Adminisirator, Aggregate
square footage shall Include all accessory bulldings, except as follows: (@) Any
structure used for the keeping of animals, such as a stable or corral, or for crop
sforage, which is unenclosed with an open side and no flooring, shall not required
a use permit and shall not be counted as part of the aggregate fotal for
accessory bulldings; and (©) Any structure 120 square fee in size or less and
exempt from the permit requirements of County Buiding Code shall not be
counted as part of the aggregate total for accessory bulldings.

4, Allowed only when the primary dwelling Is under construction, and the temporary
dwelling Is Installed on a temporary foundation.

28.32.30 - Residential - Traditional Community District Development Standards

A. General Site and Building Standards

Subdlvision, new land uses, main buildings inclusive of primary dwellings, secondary dwellings,
and ailteraflons to existing land uses and buildings, shall be designed, consfructed, and/or
esfablished In compllance with the applicable development standards delineated or
referenced In Tables 28-32C,
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TABLE 28.32C

Minimum Lot Area@

4,000 s.f.

Dwelling Size Minimum or maximum floor area for new dwelling
Primary Dwelling 1.000 sguare foot minimum
Secondary Dwelling N/A
Setbacks® See Sectlon 28.97 for setback measurement,
Front 20 feat®
Sides (each) 5feet
Sides (comblned) 10 fest
Rear 20% of lot depth, not exceeding 25 feet, and no less than

15 feet

Between siructures @)

10 feet between single famlly dwelling on the same lot
when placed slde-by-slde and 20 feet between such
buildings placed In any other manner,

Height limit 35 feet or as allowed by Section 28-93
Parking As required by Section 28.94 (Parking Requiremenis) and
Section 28,102 (Archltectural Approval)
Notes:

In any R district, the primary dwelling shall be deemed the main bullding on the
bullding site on which the same [s situated.

The following may be used o determine accepitable lot area: (@) The actual
number of lofs dllowed s determined through the applicable subdivision process,
based on speclfic site characterlstics and potential environmental iImpacts, and
there Is no guarantee that the maximum possible number may be achieved; and
(b) Reduced lot area may be allowed with a use permit for speclific uses
permitted by zoning district, see Section 28-97.

Other sethacks may be required for specific uses listed in Table 28-32A and 28-
32B, as referenced.

Exceptlon: unless otherwise Indicated by building lines shown on the zoning maps.

Other separaiion between structures may be required by County Building Code.
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B. Accessory Buildings and Structures Development Standards

New accessory bulldings and other sfructures Including dlfermnations to existing accessory
buildings and other structures, shall be designed, constructed, and/or established In compliance
with the applicable development standards in Tables 28-32D.

TABLE 28.32D.

DE EN NG
Development Featur iirement for R-TC-4 Zonin .
Minimum setbacks required. See Section 28,90 for
setback measurement, allowed projections into setbacks,
Setbacks®
and exceptions. See also: Section 28.72,10 A.1. & B.1.
(Accessory buildings aond uses, residential)
An accessory building attached to the maln bullding shall
Aftached bullding comply with the setback requirermnents for the main
buliding.
Detached building
Front &0 feet or on the rear 50% of the lot
Sldes (each) &feet
Sldes (combined) 10 feet
Rear & 10 feet
Between structures @ 10 feet from any dwelling or other main building on the
same lot
Site Coverage (maximum) in a required rear setback for the main building: the

aggregate total of all accessory bulldings shall not
occupy more than 30% of the required rear setback area
for the main building.

Height Limit 15 feet or as adllowed by Section 28.93
Parking As required by Section 28.94 (Parking Requlremems)'
Signs See Section 28.96 (Signs)
Notes:
1. Does not Include a secondary dwelling as defined In Section 28.01.
2, Other setbacks may be required for specific uses listed in Table 28-32A and 28-

32B, as referenced.

3. The side or rear yard requirements may be waived for an accessory building other
than an animal shelter, except that: a) such building shall not be located closer
fo any side sireet line than the main bullding; and, b) such bulldings in the
aggregate shall not exceed the maximum site coverage in the rear yard for the
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main building. Walver of saild requirements shall be subject to provisions set forth
In Section 28,108 and notlce as set forth in Section 28,04(F) of this Chapfter.

4. Other separation between struciures may be required by County Bullding Code.
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Part I11-D -~ Solano County Code
Chapter 28, Section 28.41
Commercial (C) Districts

(Portions of section applicable to Commercial
Recredtion - Limited (C-R-L) District)

Section 28.41 - COMMERCIAL (C) DISTRICTS

Subsections:
28.32.10 - Purpose of Section
28.32.11 - Purpose of Commercial Districts
28.32.20 - Commerclal Districts Land Uses and Permit requirements
28.32.30 - Commercial District Development Standards
28.41.10 - Commercial Districts
This section includes regulations for the following zoning districts:
Highway Commerclal {C-H) District
Neighborhood Commercial (C-N) District
Commerclal Recreation (C-R) District
Commercial Recreation - Umited (C-R-L)
Commercial-Service (C-S) District
Commercial-Office (C-Q) Disirict
28.41.11 - Purpose of Commercial Districts

This Section lists the uses of land that may be allowed within the areas of the County designated
for commerclal land uses. It also determines the type of land use approval required for each use
within each district, and provides general standards for site development.
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The purposes of the different commercial zoning districts are as follows:

D. Commercial Recreation- Limited (C-R-L) District
The C-R-L zoning district s Infended to provide for limited commercial recreational uses adjocent
fo the Suisun Marsh compaiible with its protection. The C-R-L zoning district is consistent with the

Commercial Recreation land use designation of the General Plan within the Secondary
Management Area of the Sulsun Marsh,

28.41.20 - Commercial Disirict Land Uses and Permit Requirements

A. Allowed Uses and Permit Requirements

Table 28.41A Identlfies the land uses allowed by this Zoning Ordinance in each commercial
zoning disirict and the land use permit required to establish each use. In addition to the land use
permif required by Table 28.41A, speclal requirements may apply to certain uses.

B. Marsh Development Permit Requirements

Any development within the Sulsun Marsh, as defined by Section 29114 of the Public Resources
Code, shall be subject fo obtalning a Marsh Development Permit pursuant to the Suisun Marsh
Preservation Act of 1977 and as provided for In Section 28.104 of this Code. When a land use
subject to a marsh development permit [s proposed in both the Primary Management Area and
Secondary Management Areq, as defined Iin the Suisun Marsh Preservation Act of 1977, the land
use shall be subject to a use permit covering the whole of the project.

C. Architectural Review

Architectural Approval may be required for certain uses, in compliance with Section 28.102
{Architectural Approval).

D. Building Permits

A Building Permit shall be required prior o any construction,

E. Land Use Regulations

Where the last column in Table 28-41A (Land Use Regulafions) Includes a sectlon number, e.g.
28,70.10, the zoning regulations In the referenced section apply to the use, Where the last
column [ncludes a chapter number, e.g. Chapter 13.6, the regulations In the referenced Solano
County Code apply to the use. Provisions in ofher sections of this Zoning Ordinance may also

apply.

F. Non-Conforming Uses

Within the Sulsun Marsh, as defined by Section 29114 of the Public Resources Code, uses
established prior to August 4, 1981 that do not conform to the uses set forth in Table 28-41A shall
be considered nonconforming uses under Section 28.114, except that non-substantial changes,
alterations, and additions to nonconforming uses may be allowed within the existing established
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project footfprint area subject to a marsh development permit, pursuant to the Suisun Marsh
Preservation Act of 1977 and as provided for In Section 28,104 of this Code. The overall existing
development area may not be expanded under these provisions. Development within the
existing development area should minimize additional impervious surfaces. An adequate buffer
should be established or maintained between the development areas and any water, wetlands,
or other Marsh habitat fo protect the habltat from adverse environmental impacts, An erosicon,
sediment, and runoff control plan shall be prepared In accordance with Section 31.26(b) of the
Solano County Grading, Dralnage, Land Leveling and Eroslon Control Ordinance. When the
non-conforming uses is located In both the Primary Management Area and Secondary
Management Areqa, as defined by the Suisun Marsh Preservation Act of 1977, non-substantial
changes, alterations, and addifions to the nonconforming use shall be subject to a use permit
covering the whole of the project,

G. Site Development and Other Standards

All uses shall comply with the provisions of SecTIon 28-90, Site Development and Other Standards,
which includes standards for parking, signs, and other project elements.

Table 28.41A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
UP = Use Permit, - - - = Prohibited

Z AgrlcuITuroInoccessory bulldings 28.71(A) & BY(1)

A
Non-irigated and non-cultivated farming A
Crazin A

\GRICULTURAL PROCESSING USES'
None dllowed

'ANIMAL FACILITIES:AND OPERATIONS -

None allowed

D OTHER AGRICULTURZ
None allowed

PERATIONS

“RESIDENTIAL USES:

i DWELLINGS
Primary Dwelling A 28.72.10(A)

TEMEORARY: RESIDENTIAL USES_

dliowed

AGRICULTURAL AND:ANIMAL FACILITIES INCIDENTALTO A RESIDENCE

None olfowed

'None ollowed
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Table 28.41A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
UP = Use Permit, - - - = Prohibited

Commerclcl Ou’rdoor 28.73.10(A)
Not Including enclosed structures A
Including enclosed structures Up
Complementary Commerclal Facillty UP
Marina
Boat launching facllity up
Boat and boat traller storage UpP
Boat constructlon, service, sales and repair UpP
Marsh orlenfed recreation up 28.73.10(A) & (BY(1)
. B.EDUCATION USES:
None Gllowed

°28.74 RETAIL AND OFFICE USES
None Allowed
28.75 TOURIST USES
None AIIowech

28:76° COMMERCIAL'SERVICE USES
__None Allowed

_ MUNICATION USES
None ol!owed
. B.INFRASTRUCTURE USES
Commercial wind furbine generator
Non-commercial wind turblne
100 feet or less in height A 28.80
Over 100 feet in height ---
Plpeline, fransmission or distrlbution line in R.O.W.,
foclln‘ies or Infras’rru :

28.78.20(A) & (BY(8)
26.78.20( &

Meféo}oioglcol Tower, 100 feet or less in helght AP 28.78.20(A) & (BX(&)
Metecrologlcal Tower, greater than 100 feet in MUP 28.78.20(A) & B)(6)

None oilowed
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Notes:

6. Any development within the Sulsun Marsh, as defined by Section 29114 of the
Public Resources Code, shall be subject fo obtaining a Marsh Development
Permit pursuant to the Sulsun Marsh Preservation Act of 1977, and as provided for
in Section 28.104 of this Code,

28.41.40 - Commercial District Development Standards

Subdivision, new land uses, maln buildings Including primary and secondary dwellings, and
alferations fo existing land uses and buildings, shall be designed, consfructed, and/or
established In complionce with the applicable development standards delineated or
referenced In Table 28-418,

Table 28.418

DEVELOPMENT STANDARDS FOR MAIN BUILDING, ACCESSORY STRUCTURES, AND USES
C-R-L Zoning District

PRIMARY BUILDING =

Minimum Lot Area None
Setbacks
Front Twenty feef; except that buildings shall not be less than fifty feet from

the centerline of the street, and unless otherwise indicated by
building lines on the zoning maps.

deeé féuch) None

Rear None
Between
structures 10 et
Height limit Thirty-five feet; provided that additional hefght may be permitted if a

use permlt Is first secured, but In no case more than &0 feet
ACCESSORY STRUCTURES AND USES SEE o -
Setbacks Accessory bulldings shall not be less than sixty feet from the front

property line nor less than twenty feet from any side or rear property
line, nor less than thirty feet from any dwelling unit on the property.

OTHER STANDARDS ' * " , -

Loading Requirements Adeguate, privaie, off-street space for the loading and untoading of
all maferials,

Parking Requirements Parking shall be provided In conformance with the parking standards
in Section 28.94

Signs All signs shall comply with the sign requirements in Section 28.96
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Part lI-E - Solano County Code
Chapter 28, Section 28.42
Manufacturing Districts

(Portions of section applicable to Industrial - Water
Dependent (I-WD) District)

Section 28.42 - MANUFACTURING AND INDUSTRIAL DISTRICTS
Subsections:
28,4210 - Manufacturing and Industrial District(s)
28.42.11 - Purpose of Manufacturing and industrial Districts
28.42.20 - Manufacturing and Industrial Districts Land Uses and Permit requirements
28.42.30 - Manufacturing and Industrial District Developrment Standards
28.42.10 - Manufacturing and Industrial Districts
This Section Includes regulations for the following zoning districts:
Manufacturing - Limited (M-L) District
Manufacturing - General (M-G-1/2) District
Manufacturing - General (M-G-3) District
indusirial - Woter Dependent (-WD) District
28.42.11 - Purpose of Manufacturing and Industrial District(s)

This Section lists the uses of land that may be allowed within the areas of the County designated
for Industrial and manufacturing land uses. It also determines the type of land use approval
required for each use within each district, and provides general standards for site development.

The purpose of the different Industrial and manufacturing zoning districts and the manner In
which they are applied are as follows:
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C. Industrial - Water Dependent (I-WD) District

Certain waterfront lands within Solano County are of statewlde and regional significance
because they are among the few remalning deep-waier sites suitable for water-dependent
industries. Furthermore, significant agricultural and marsh lands are nearby resources which the
County Is committed to preserve. For this reason, the I-WD district is established to reserve
waterfront lands for large-scale, water-dependent Industries to assure the efficlent use of
waterfront Industrial sites, and to ensure that impact upon nearby environmentally sensifive lands
are minimized,

The provisions of this Sectlon shall be sirictly Inferpreted to assure that only those industries which
depend on a waterfront site are to locate within this district. It Is expressly understood that prior
fo consideration of any industrial proposal within the district, the Planning Commission shall
determine the Industry’s need for a waterfront site and assure Its conformance with the
provisions of the Solano County General Plan, this Chapter, and where applicable, the Sulsun
Marsh Preservation Act of 1977, Industries seeking to locate in the area designated Water
Related Industrial Reserve on the Sulsun Marsh Protection Plan Map are to be govermned by the
definiflon of water-related industry contained in the San Francisco Bay Plan. Those industries
which are not considered to be water dependent may continue to locate within other industrial
disfricts.

Some of the land in this district Is lowland grassland or seasonal marsh which has existing value as
wetland habitat or Is sultable for restoration to wetland habitat, These areas have subsided and
may be filled, using approved dredged sediments, and restored to tidal, managed, or seasonal
wetlands, for the purpose of Increasing their natural resource value and restoring some of the
formerly natural tidal wetland area, Restored wetlands shall remaln as wetlands and not be
developed for industrial uses.

28.42.20 Manufacturing and Industrial Land Uses and Permit Requirements

A, Allowed Uses and Permit Requirements

Table 28.42A identifies the land uses allowed by this Zoning Ordinance In each manufaciuring
and Industrial district and the land use permit required to establish each use, In addition fo the
land use permli required by Table 28-42A, special requirements may apply to cerfain uses.

B. Marsh Development Permit Requirements

Any development within the Sulsun Marsh, as defined by Secfion 29114 of the Public Resources
Code, shall be subject to obtaining a Marsh Development Permit pursuant to the Sulsun Marsh
Preservation Act of 1977 and as provided for in Section 28.104 of this Code. When a land use
subject to a marsh development permit Is proposed In both the Primary Management Area and
Secondary Managemeni Areq, as defined In the Sulsun Marsh Preservation Act of 1977, the land
use shall be subject fo a use permit covering the whole of the project.

C. Architectural Review

Architectural Approval may be required for certaln uses, In compliance with Sectlon 28.102
(Architectural Approval).
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D. Building Permits

A Bullding Permit shail be required prior to any construction. Prior to the issuance of a building
permit, the Zoning Administrator or Planning Commission may requlre evidence that adequate
cantrols, measures or devices will be provided to meet performance standards for this zone, as
provided in Sectlon 28.95, all to insure and protect the public Interesf, health, comfort,
convenience, safety, and general welfare.

E. Land Use Requlations

Where the last column In Table 28.42A (Land Use Regulations) Includes a section number, e.g.
28.70.70, the zoning regulations in the referenced section apply to the use. Where the last
column includes a chapfer number, e.g. Chapter 13.6, the regulations in the referenced Solano
County Code apply to the use. Provisions in other sections of this Zoning Ordinance may also

apply.

F. Non-Conforming Uses

Within the Sulsun Marsh, as defined by Section 29114 of the Public Resources Code, uses
established prior fo August 4, 1981 that do not conform to the uses set forth In Table 28.42A shall
be consldered nonconforming uses under Section 28.114, except that non-substantial changes,
alterations, and addifions fo nonconforming uses may be allowed within the existing established
project footprint area subject to a marsh development permit, pursuant to fhe Suisun Marsh
Preservatlon Act of 1977 and as provided for In Section 28.104 of this Code. The overall existing
development area may not be expanded under these provisions. Development within the
existing development area should minimize additional Impervious surfaces. An adequate buffer
should be established or maintained between the development areas and any water, wetlands,
or other Marsh habltat to protect the habitat from adverse environmental impacts. An erosion,
sediment, and runoff control plan shall be prepared In accordance with Section 31,26(b) of the
Solano County Grading, Drainage, Land Leveling and Erosion Control Crdinance. When the
non-conforming uses Is located in both the Primary Management Area and Secondary
Management Areq, as defined by the Sulsun Marsh Preservation Act of 1977, non-substantial
changes, alterations, and additions to the nonconforming use shall be subject to a use permit
covering the whole of the project.

G. Site Development and Other Standards

All uses shall comply with the provislons of Article IV, Section 28-90 Slte Development and Other
Standards which Includes standards for parking, signs and other project elements.
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Table 28.42A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
UP = Use Permlt - - - = Prohibited

s

A. CROP. PR.DUCT]@NaAND-GRAZINGa

ﬂConﬂned Animon Focl]i’ry [ uP® | 28.73.30(A) & (BY(1)
w4Fs:le and Pouliry Ranch __ up® 28.73.30(A) & (BX(2)

. D/OTHER'AGRICULTURAL OPERATIONS
‘ None cllowedw _

Wo’rerfron’r Fcnclllﬂes

Waterfront Storage Facillly UP®
Waterfront Manufacturing or Processing UP®
Facllity

Water-Using Facility Up®
Associated Manufacturing or Processing UpP®
Uses

Berthing Facility UP®
Support Facillities Up®

_ Accessory S’rruc’rures and Uses Up@®

' Non'e Allowed

Solano County Component of the
Sulsun Marsh Local Protection Program 72
2012 Amendment



Table 28.42A TABLE OF ALLOWED USES

A = Allowed by right, AP = Adminlstraflve Permit, MUP = Minor Use Permit,
Use Permlt

OMMUNICATION USES. ;if -

Wireless communication facllity

Co-location MUP 28.81

New fower Up 28.81

~ B. INERASTRUCTURE USES - . e

Commerclol wind turbine generc: or 28.80
Dredge Disposal Site 28.78.20(A)
Non-commercidl wind furbine

100 feet or less in helght A . 28.80

Over 100 feet In helght --- 28.80
Oll or Gas Well® AP 28.78.20(A) & (B
Pipeling, transmission or distribution line In R.O.W. A 28.78.20(A) & (B)(®
Utliity facliities or infrastructure oufside of RO.W UpP 28.78.20(A) & B)(@

‘PUBLIC SERVICE USES
None dllowed _
TEMPORA” EC@NSTRUCT (

”Meféorologlcol Tower, 100 feet or less In height AP 28.78.20(A) & (B)(0)
Meteorologlcal Tower, greater than 100 feet in MUP 28.78.20(A) & B)6)

Rehondllné;fof”d'redged mo’rerlcls for on—sl’re'ond LIP@

28,792.10(A)
off-site use.
Restoration of Tidal, Managed and Seasonal up
Wetlands using dredge sediments 28.79.10(A)
Notes:
5, As an interim use.
6. Where a use Is granted pursuant to an approved and certified Specific Plan or
Policy Pian the further requirement of a Use Permit may be waived
7. Water Front facilities are subject to adoption of a Speclfic Plan or Policy Plan by
the Board of Supervisors and ceriification of the plan by the Bay Conservation
and Development Commission prlor to development.
8 Any development within the Suisun Marsh, as defined by Section 29114 of the

Public Resources Code, shall be subject to obtaining a Marsh Development
Permit pursuant to the Suisun Marsh Preservation Act of 1977 and as provided for
in Section 28.104 of this Code.
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2. Qil wells not permitted in the Sulsun Marsh primary and secondary management
areas,

28.42.30 - Manufacturing and Industrial District Development Standards:

Subdivision, new land uses, main buldings including primary and secondary dwellings, and
alferations fo existing land uses and buildings, shall be designed, construcied, and/or
esfablished in compliance with the applicable development standards delineated or
referenced In Table 28-42B.

Table 28.42B

DEVELOPMENT STANDARDS FOR MAIN BUILDING, ACCESSORY STRUCTURES AND USES

I-WD Zoning District
PRIMARY BUILDING -~ -0 & fapppiin i omis

Determined by the conditions of the approved and ceriified specific
plan or policy plan. Parcels less than two hundred acres In area are
permited only If they accommodate uses which are directly auxiiiary
to approved Industrial uses on larger sltes,

Minimum Lot Area

Setbacks

Front Where parcel abufs an agricultural district, the minimum building
setback shall be five hundred feet except where otherwise provided
by specific guidelines set forth in a specific plan or policy plan for the
Collinsville area. Other setbacks shall be established by the Planning
Commisslon or Zoning Administrator in conformance with the specific
setback requlrements set forth In a speclfic plan or policy plan for the
Collinsville area.

Sides {each) Where parcel abuts an agriculiural district, the minimum building
setback shall be five hundred feet except where otherwise provided
by speclfic guldelines set forth In a specific plan or policy plan for the
Collinsville area. Other setbacks shall be established by the Planning
Commission or Zoning Administrator In conformance with the speclfic
setback reguirements set forth In a specific plan or policy plan for the
Collinsville area.

Rear Twenty feet; except that forty feet shall be required for any bullding
over one story or twenty-five feet in height when adjacent to any R
district.
Between
structures 10feet
Height limit Height limits as establlshed In a specific plan or policy plan for the

Colliinsville areq; provided, that no structure shall exceed the height
limitations of Section 28-99 if located in an airport flght obstruction
areq.

ACCESSORY STRUCTURES © . -

Setbacks Accessory bulldings shall not be less than sixty feef from the front
property line nor less than twenfy feet from any side or rear property
line, nor less than thirty feet from any dwelling unit on the property.
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OTHER.STANDARDS . .

Loading Requirements

Zoning Administrator and Planning Commission. Loading space shall
not be located In the required front yard,

Parking Requirements

Parking shall be provided In conformance with the parking standards
in Section 28.94

Signs

All signs shall comply with the sign requirements in Section 28.96

Other Requirements

In the I-WD District, application for policy plan shall be prepared In
accordance with the provisions of Section 28.68, and shall foliow the
seven-step development review process for siting waterfront industrles
as set forth within the General Plan and the following criteria:

1. Adequate provision Is made, through the dedication of
property or by other means, fo provide for the protection of adjacent
agricultural uses, sasements for connections to berth facllities, and
where feasible, open space, public access, and wetlands
preservation.

2, Adequate safeguards are provided for the safe transport,
transfer, storage, and emission of substances potentially hazardous to
health, life or property.
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Part li-F -~ Solano County Code
Chapter 28, Section 28.52

Marsh Preservation (MP) District (Full Section)

Section 28.52 - MARSH PRESERVATION (MP) DISTRICT

Subsections:
28.38.10 - Marsh Preservation Disirict
28.38.11 - Purposes of Marsh Preservation District
28.38.20 - Marsh Preservation District Land Uses and Permit Requirements
28.38.30 - Marsh Preservation District Development Standards
28.52.10 - Marsh Preservation District
This Sectlon Includes regulations for MP zoning district.
28.52.11 - Purpose of Marsh Preservation District

This Section lists the uses of land that may be allowed within the Marsh Preservation (MP) zoning
district, established by Section 28.13 (Districts Designated and Established). It also determines the
type of land use approval required for each type of use and provides general standards for site
development,

Marshes, wetlands, and cerfain adjacent grasslands within the County represent an area of
significant agquatic and wildlife habitat and are an ireplaceable and unique resource to the
people of the County, State, and the Nation. Therefore, the Board of Supervisors has
determined it Is in the interest of the County o preserve and enhance the quallty and diversity
of marsh habiltats, within which marsh-orlented uses shall be encouraged to the exclusion of
such other uses of land as may be In conflict with the long-term preservation and protection of
marsh areas, The provisions of this Section shall be strictly Inferpreted to provide maximum
protectlon to marsh areas.
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28.52.20 ~ Marsh Preservation District Land Uses and Permit Requirements

A, Allowed Uses and Permif Requirements

Table 28-52A identlifies the land uses allowed by this Zoning Ordinance In the marsh preservation
district and the land use permit required to establish each use. In addition fo the land use permit
required by Table 28-38A, speclal requirements may apply to cerfaln uses.

B Marsh Development Permit Requirements

Any development within the Suisun Marsh, as defined by Section 29114 of the Public Resources
Code, shall be subject to obfaining a Marsh Development Permit pursuant to the Sulsun Marsh
Preservation Act of 1977 and as provided for in Sectlon 28.104 of this Code. When a land use
subject fo a marsh development permit Is proposed In both the Primary Management Area and
Secondary Management Areq, as defined In the Sulsun Marsh Preservation Act of 1977, the land
use shall be subject fo a use permit covering the whole of the project.

C. Architectural Review

Archltectural Approval may be required for certain uses, In compliance with Section 28.102
(Architectural Approval).

D. Building Permits
A Bullding Permit shall be required prior to any construction.

E. Land Use Regulations

Where the last column In Table 28.52A (Land Use Regulations) includes a section number, e.g.
28.70.10, the zoning regulations in the referenced section apply to the use. Where the last
column Includes a chapter number, e.g. Chapter 13.6, the regulations In the referenced Solano
County Code apply to the use. Provislons in other sections of this Zoning Ordinance may also

apply.

F. Non-Conforming Uses

Within the Suisun Marsh, as defined by Section 29101 of the Public Resources Code, uses
established prior fo 1977 that do not conform to the uses set forth in Table 28.38A shall be
consldered nonconforming uses under Section 28.114 and subject to Section 28,18, except that
non-substantial changes, alteratfons, and additlons fo nonconforming uses may be allowed
within the existing established project footprint area subject to a marsh development permit
pursuant fo the Sulsun Marsh Preservation Act of 1977 and as provided for in Section 28.104 of
this code. The overall existing development area may not be expanded under these provisions.
Development within the existing development area should minimize additional impervious
surfaces. An adequate buffer should be established or maintained between the development
areas and any water, wetlands, or other Marsh habltat to protect the habitat from adverse
environmental Impacts. An erosion, sediment, and runoff conirol plan shall be prepared In
accordance with Section 31.26(b) of the Solano County Grading, Drainage, Land Leveling and
Eroslon Control Ordinance. When the non-conforming uses is located in both the Primary
Managemeni Area and Secondary Management Areq, as defined by the Suisun Marsh
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Preservation Act of 1977, non-substantial changes, alterations, and additions to the
nonconforming use shall be subject to a use permit covering the whole of the project.

G. Site Development and Other Standards

All uses shall comply with the provisions of Arficle IV, Section 28-90 Site Development and Other
Standards which includes standards for parking, signs and other project elements.

Table 28.52A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
_UP = Use Permit, - - - = Prohibited

DUCTION AND GRAZING

T

B. AGRICULTURAL PROCESSING USES

mNone c:llowed
' THER AGRICULTURAL OPERATION

A rlculTurol emplo (=] housln

28.73.10(A)
28,73.10(A)
28,73.10(A)

Comp]emem‘cry Cor:nmerciol Facility
Marsh orentfed recreation

Marsh reséorch facllity ' ] I 28.74.20(A)
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Table 28.52A TABLE OF ALLOWED USES

A = Allowed by right, AP = Administrative Permit, MUP = Minor Use Permit,
UP = Use Permlf --- Prohlblted

None Atlowedw
:128.76: COMMERCIAL SERVICE USES: &
None Allowed

28,77 INDUSTRIAL,

None Allowed _
INFRASTRUCTURE USES'.

Commercial wind furbine generc:’ror
Dredging of minerals and natural resources UP 28.78.20(A)
Non-commerclal wind turbine

100 feet or less in helght A 28.80

Over 100 feet in height ---
Cil or Gas Well®. Natural Gas Storage Up 28.78.20(A) & (BX()
Pipeling, transmission or distribution ling in R.OW, A 28.78.20(A) & (B)(B)
Utllity facliitles or infrastructure, outside of R.O.W upP 28.78.20(A) & (B

UBLIC:SERVIGEUSES

uP 28,78.40(A)

Conservoﬂon and Mlﬁgdﬂon Bonk 1 UP | 287

(A
Growing of plants and natural feed important to
wildlife habitat A 28.79.10(A)
Restoration of fidal, managed, and seasonal up 28.79.10(A)
wetlands
Notes:
1. Any development within the Sulsun Marsh, as defined by Sectlon 29114 of the

Public Resources Code, shall be subject to obtalning a Marsh Development
Permit pursuant fo the Sulsun Marsh Preservation Act of 1977, and as provided for
in Sectlon 28.104 of this Code,

2 Management of wetlands and agricultural operations, with emphasis on graln
and hay crop production, pasfure, grazing, and the growing of plants and
natural feed imporfant to wildlife habitat,
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3 Bulidings and uses clearly accessory or incidental fo any permiited use located
on the premises, including o one-family dweilllng or a manufactured dwelling,
barns, private stables, sheds, and other assoclated buildings.

4, Qll wells not permitted In the Sulsun Marsh primary and secondary management
areaqs,

28.38.30 - Marsh Preservation District Development Standards

Subdivision, new land uses, main buildings including primary and secondary dwaellings, and
clteratlons to existing land uses and buildings, shall be designed, constructed, and/or
established In complionce with the applicable development standards delineated or
referenced In Table 28-528.

, ACCESSORY STRUCTURES, AND

'MAIN BUILDING

Minimum Lot Area 250 acres
Setbacks
Front Ten feet; unless otherwise Indicated by building lines on the
| zoning maps. V
Sides (each) Ten feet; unless otherwlse Indicated by bullding lines on the
zoning maps.
Rear Ten feet; unless otherwise indicated by building lines on the
Zoning maps.
Between structures 10 feet
Height limit Thirty-flve feetf; provided, that addifional height may be

permifted for non-dwelling structures, Including windmills,
sifos, and private water tanks; and provided further, that no
such stfructure shall exclude the heights allowed in Section
28-99 of this code, If located in an airport fiight obstruction
areq.

'ACCESSORY STRUCTURESANDUSES ~ = = = " 0 =
Accessory buildings shalf not be less than sixty feet from the
Setbacks front property line nor less than fwenty feet from any slde or

rear property line, nor fess than thirty feet from any dwelling
unif on the property.
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Parking shall be provided In conformance with the parking

Parking Requirements sfandards in Section 28.94

All signs shall comply with the sign requirements in Section
28.96

Signs
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Part II-G - Solano County Code
Chapter 28, Section 28.78

Subsection 28.78.20(B) - Land Use Regulations for
Infrastructure Uses, subparagraphs (3), (8), & (9)

3. Waste Disposal, Processing. or Composting. Disposal, processing, or composting of waste
shall show that adequate controls or measures will be taken to prevent offensive smoke,
odors, and fumes; and shall be located so that truck traffic nolse and vibration shall not
be offensive to nelghboring dwellings.

8. Pipeline, transmission line, or distribution line, inside of R.O.W. Public utility, electric, gas,
water, ofl, and telephone transmission and distribution lines shall be permifted In any
district without the necessity of firsi obtaining a use permit; provided, that maps showing
proposed routes of such fransmission lnes, fogether with a written statement of
approximate structure heights and right-of-way widths, shall be submitted to the Planning
Commission, and roufes mutually acceptable to the Planning Commission and utllity
agencies concermned shall be determined In writing prior to acquisition of any rights-of-
way. Each transmission line route proposal submitted in accordance herewith shall be
accompanied by a fee or fees as may be set by the Board of Supervisors by resolution
pursuant to Section 11-111 of this Code. No part of such fee shall be refundable.

Q. Utility Facilities or Infrastructure, outside of R.O.W. All utility accessory uses and structures
for fransmission or distribution of electricity, gas, water, oll, gasoline, telephone, television
or other utility services may be permitted In any district.  Utllity accessery uses and
structures include, buf are not limited to, compression, drylng, regeneration sfations,
substations, or pumping stations.
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Part ll-H - Solano County Code
Chapter 28, Section 28.104

Marsh Development Permit (Full Section)

Section 28.104 - MARSH DEVELOPMENT PERMITS

A, Purpose

The purpose of a marsh development permit is to allow uses within the secondary management
of the Sulsun Marsh, subject to specific conditions and County approval, Lands designaied as
Primary or Secondary Management Areas of the Sulsun Marsh are those as defined In Section
29101, 29102, and 29103 of the Public Resources Code. County marsh development permiis
Issued in fthe secondary managemeni area may be appealed to the San Francisco Bay
Conservation and Development Commission pursuant to Section 29504 of the Public Resources
Code,

B. When Required

A marsh development permit shall be required from any person or entity wishing to undertake a
development, as defined In Section 29114 of the Public Resources Code, within the secondary
management area of the Sulsun Marsh. Any land use development permit or other permit
which conforms with the provislons of this Section may serve as a marsh development permit, as
determined by the Director of Resource Management. [f all or a portion of the site or
development I8 within the Primary Management Area, any required County land use or
developrment permit shall be cbtained prior to application for a marsh development permif from
the San Francisco Bay Conservation and Development Commission for development within the
Primary Management Areq, unless that Commission has delegated its permit authority as
described In section 29501 of the Public Resources Code. The lawful use of land under County
permit, issued prior fo the ceriification of the Sulsun Marsh Local Protection Program, shall be
ellgible for a marsh development permit, provided, such existing use does not have an adverse
Impact upon the Suisun Marsh.

C. Compliance with Building Codes and Other Ordinances

Approval of a marsh development permit does not exempt the applicant from complying with
the regulrements of bullding codes adopted pursuant to other provisions of this Code, or from
other ordinances.

D. Application

Application for a marsh development permit within the Secondary Management Area shall be
flled by the owner or the owner’s agent with the Department of Resource Management. The
application shall be in the form prescribed by the Director of Resource Management, The
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appiication shall consist of a written narrative and detailed site plan. When a land use subject to
a marsh development permit is proposed In both the Primary Management Area and
Secondary Management Area, the land use shall be subject fo a marsh development permit
covering the whole of the project. The application shall, af a minimum, Include the following
Iferms and information:

1.

Fee or fees as set by the Board of Supervisors, pursuant fo Section 11-111 of this
code. No part of such fee shall be refundable.

A complete legal description of the property.

A narrative description of existing uses of the subject property and adjacent
properfies, proposed uses and improvements on the subject property, and
existing and proposed and water supply, sswage disposal, and utliity service.

Facts demonstrating that the proposed marsh development permit, in its entlrety,
ls consistent with the Solano County General Plan, the certified Suisun Marsh Local
Protection Program, and the findings described In subsection ¢(h) of this Section.

A site plan at a scale no smaller than one Inch equal to one hundred feet
depicting the following: property lines; the foot print of any pre-existing use or
development areaq; location of proposed work, bulldings, and uses, clearly
distinguishing existing and proposed Improvements; bullding, parking and
landscape coverage and yard setbacks; dralhage, water supply, sewage
disposal, and uiility service; existing and proposed public access areas; Primary
and Secondary Management Area boundarles; the approximate distance to the
nearest marsh, managed wetland, or fldal areas; and the locatlon and name of
nearest public road and private access.

Project design and improvement detalls, Including but not limited to preliminary
grading plans, bullding elevations, landscaplng, and signs.

Performance standards as may be applicable (e.g., hazardous materials and
waste management).

Such other Information as may be required by the Director of Resource
Management concerning the proposed development and use of the property,
or which the applicant may deem appropriate for a full consideration of the
proposal by the Planning Commission or Zoning Administrator,

All Informatlon required by this Section shall be stated in a manner fo describe the
character and style of the proposed development and use in sufficient detall to
constitute defintte criteria under which subsequent development can be judged
for compliance.

E. Public Hearing

At least one public hearing on any marsh development permit application shall be held by the
Zoning Adminisirator or the Planning Commission, which shall maintain a public record of all

hearings.

Solano County Compoenent of the
Suisun Marsh Local Protection Program
2012 Amendment

84



F. Public Notice

Notice of this hearing shall be given pursuant fo Section 28,04 of this Chapter,

G. Aclion

1,

The Zoning Adminisfrator or Pianning Commission may approve o marsh
development permit If it finds that the requirements set forth in the certified Sulsun
Marsh Local Profection Program, this Chapter, and In subsection (h) of this Section
are fulflled.

When approving a marsh development permilf, the Zoning Administrator or
Planning Commission may Impose conditions to support the finding enumerated
in subsection (h) of this Section, together with guarantess thai such conditions will
be complied with, based on a finding that such conditions and guarantees are In
the public interest,

Unless the marsh development permit application s withdrawn, action fo
approve, conditfonally approve, or deny the marsh development permit shall be
taken by the Zoning Administrater or Planning Commissicn within the time limits
specified in the Permit Sfreamiining Act, except that the applicant and Zoning
Administrator may mutually agree to extend such period.

Any actlon taken by the Zoning Administrator or the Planning Commission on a
marsh development permit application shall not become effective untll:

) The time perlod for filing an appeal pursuant to Seciion 28.112 of this
Chapter has explred or, if an appeal has been filed, the appeal has been finally
decided or withdrawn; and

() The twenty (20) working day period after the Bay Conservation and
Development Commission has recelved nofice of the County’s final action
approving the marsh development permit has explred or, if an appeal by or fo
the Bay Conservation and Development Commission has been filed, the appedadl
has been wlihdrawn cor the Bay Conservation and Development Commission
either defermines that the appeal raises no substantial Issue or takes no acticn on
the appeal within the time limits specified In sectlon 29524 of the Public Rescurces
Code,

H. Required Findings

A marsh development permit shall not be approved unless the dll of the following general
findings are made:

1.

That the application process complies with the Callfornia Environmental Quality
Act of 1970, as amended.

That the establishment, maintenance, or operation of the use is in conformity with
the County General Plan with regard to fraffic circulation, population densities
and distrioutions, and dll other pertinent aspects.
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3 That adequate utilities, access roads, drainage, and other necessary facilities
have been or are being provided.

4, That the applicant has exhiblied proof that such use will not constitute a nuisance
or be detrimental to the health, safety, comfort, or general welfare of the people
of the County, or be detrimental to adjacent property or improvements fo the
neighkorhood., _

5, That the proposed development shall be conslstent with the cerfified Sulsun
Marsh Local Protection Program. Where the proposed development Is located in
both the Secondary and Primary Management Areas, all portions of the
proposed development shall be consistent with the certified Sulsun Marsh Local
Protection Program.

l. Revocation

1. In any case where the conditions of a marsh development permit have not been
or are not complled with, or where the use has been abandoned, the Zoning
Administrator shall give to the permiftee notice of infention to revoke such permit,
af least fifteen days prior to a Planning Commission review thereof.

2, Formal rules of evidence shall not apply to revocation proceedings, and
witnesses need notf be sworn, but the permittee shall be gliven an cpporfunity to
respond to any evidence or testimony presented by the Zonlng Administrator or
the public. After conclusion of the review, the Planning Commission may revoke
such permit or modify the pemit by imposing new or modifled conditions to
address the previous noncompliance.

J. Expirafion

1. Marsh development permits approved for a femporary, fixed period of time shall
expire on the date specified in the permit and shall thereafter be null and void,
but any such permit may be revised to modify Its expiration date If an application
to do so is filed at least 30 days prior to the expiration date. Marsh development
permifs approved for an indefinlte period do not expire but shall be revoked by
the Planning Commlssion if abandoned or not fimely renewed.

2 In any case where a marsh development permit has not been exercised within
one vear dffer the date of approval thereof, or any other period for exerclse
stated In a condifion of the permit, then without further action by the Zoning
Administrator or Planning Commission, the marsh development permit shall explre
and thereaffer be null and vold; except that upon wiltten request by the
permiftee, the Zoning Administrator may authorize an extension of the permit not
to exceed one year. Only one such extension may be granted.

K. Reapplication

Whenever a marsh development permit application has been denied for a specific use, no new
application covering all or a portion of the property Involved In the original application shall be
accepted by the Department of Resource Management for a period of slx months from the
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effectlve date of the final denial of the original application; provided, that upon a showing of a
substantial change of circumstances, the Planning Commission may allow the filing of a new
application prior fo the explration of the six-month perod.

L. Appeal

Appeal from the action of the Zoning Administrator or Planning Commission may be made
according to the provisions of Section 28,112 of this code.

M. Minor Revisions

Minor revisions not constituting substantial alferation in the marsh development permit, or any
element thereof, may be reviewed and approved by the Zoning Adminisirator or Planning
Commission, whichever shall have issued the permit sought to be revised. Each application for a
minor revision shall be accompanied by a fee as may be set by the Board of Supervisors,
pursuant fo Sectlon 11-111 of this code. No part of sald fee or fees shall be refundable,

N. Renewdal

A marsh development permit approved for an indefinite period shall be subject to periodic
renewal every five years, or such other period of fime as may be set by the zoning administrator
or planning commission in approving a marsh development permit, The zoning administrator
shall administrafively approve a marsh development renewal If the followling conditions are
satlsfied:

1. The permittee has requested renewal;

2, The permittee has paid a renewal fee as may be set by the Board of Supervisors,
pursuant to Section 11-111 of this Code: and

3 The development 8 In full compliance with all conditions of the marsh
development permit,

It the Zoning Administrator is unable to approve a renewal, the marsh development permit shail
be set for revocation, Every marsh permit approved In conjunction with a use permit prior to
Septemiber 27, 2012, and sflll in effect as of that date shall be subject to the renewal period and
procedure described In this subsection unless a different period or procedure Is specifically
described In the conditions of the marsh development permit or use permit.
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Part lI-1 - Solano County Code

Chapter 31

Subsection 31-20(c), Subsechons 31-30(0) & (p), and
Section 31-40

Section 31-20 - Grading and Drainage Permit Requirements

(c)  Suisun Marsh Protection.

4] Prior to the Issuance of a grading and drainage permmit for sites located within the
Sulsun Marsh area, a marsh development permit must be obtained.

)] It shall be unlawful to do any of the following activitles wlthout a grading and
drainage permit within, or in areas within the buffer extending 25 feet from the top of @
bank to, those channels within the Suisun Marsh or those channels flowing or which will
flow into the Sulsun Marsh identified on that dicgram entliled "Protected Channels of the
Suisun Marsh Wafershed,” which Is on file at the Deparment of Resource Management
and is Incorporated herein as though set forth In full;

A Newly construct any siructure, except that the repailr, replacement,
reconstruction, improvement, or maintenance of any existing stucture may be
performed unless the Director determines that such repair, replacement, reconstruction,
improvement, or maintenance will resulf In an increase in flood elevation, public flood
hazard, or increase sedimentation to such an extent that adverse environmental impacts
will occur In the Sulsun Marsh.

)] Fil, grade, excavate, obsfruct, close, divert, repdalr, or reconstruct the channel or
adjacent area of the channel. Emergency repairs may be commenced prior to
obtalining a permit.

(@) Cut or remove vegetation, except for:

)] Grazing, cultivation of land, and other agriculturally related activities, Including
cutting or removing vegetation from channels or adjacent areas for agricultural, habitat,
or flood control purposes; or

{n Gardening and landscape actlvities associated with an established use,

L) Store or handle toxic substances, excepiling application of chemicals to land or
crops in the course of agricultural practices or cusfomary home landscaping activities,
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Section 31-30 - General Design Principles and Standards

(©) Waterways shall be designed .to avoid erosion as much as practical, Wide
channels should be constructed with fiat side slope surfaces and the channel and slopes
should be lined with grass or other appropriate vegetation. Every efforf must be made to
preserve najural channels and drainage ways.

(2)] Except as limited by section 28-51 of this Code, (Watershed and Conservation (W)
District), filing, grading, excavating, or obstructing the bed or banks of a watercourse
and removal of the riparlan vegetation should be allowed only where no reasonable
alternative is available and, where dllowed, shall be Imited to the minimum amount
necessary, In the Suisun Marsh, siream modification should be permitted only If
necessary to ensure the protection of life or existing struciures from floods, and only the
minimum amount of modification necessary shall be allowed In such cases,

Section 31-40 - Review and approval

(@) Grading and drainage permit applications and accompanying maps and plans
shall be reviewed by the Department of Resource Management and approved when
found fo be in compliance with the provisions of this chapter, and conformance with
acceptable grading and erosion control techniques. Permits reguired as a condifion of
a bullding permit, use permit, marsh development permit, or other land development
permit will be issued only in conjunction with, or subsequent to, approval of such a permit
and not in anficipation of such g permilt,

() Within the Sulsun Marsh Watershed, the Deparfment of Resource Management
shall issue a permit only if the Director finds that riparian hablfat will be protected and
that the propesed activity will not increase sedimentafion and runoff within or Info the
Suisun Marsh to such an extent that significant adverse environmental impacts will occur
In the Suisun Marsh,
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Part Il - Figures

Existing Zoning District and Figures from Solano
County General Plan and Solano County Code
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Existing Zoning Districts - Suisun Marsh
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General Plan, Chapter 4, Figure RS-3
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Generdl Plan, Chapter 12, Figure SM-1
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Generadl Plan, Chapter 12, Figure SM-2
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General Plan, Chapter 12, Figure SM-3

.

GGG RIMS IR NSSENR ] 510
LIOJSIANT S=3LASE S LU e

EMsnpu; uapuadaq 131EA
suoneu B  (ensnpy

UOfE AIARY | ERIBUWe ] g
suoprufijsaq (8|2 sUwoy
[B[RIap| S ~Agunwuten teuopeit EEEEY
suonrulics ( [epUapsay
sand{senamnd R

suoprufiisa g aqnd

anynaydy ﬁ

suoneulbso g panynapiy

ysizp -

uofjralsa Y pue yeg

SSMO] pUE Kpog 1aEan
suopeullise g 92mosay jeimep|
suojieulisEq 25 pLa uel plavag
Apraag uopEnE sua 3 sDINDSRY E
Fary Buuuz|g dooo Aueno Rl aqIL Q
shetnpy tey pIsUsg

Aiepuncgysizy D

€S BIng)g

Ysde unsing
sasn puej
ue|d |eJaUan

Solano County Compoeonent of the

95

Suisun Marsh Local Protection Program

2012 Amendment



ST WY B

.u._.._uE._qnu Jdgsu 10 Uy

Iuwawinleasp Butusesupa auotaaas
SnotIea BUtppe |, roszuon BROTI

puw aboupeag, ‘g 2azdueyy Buypuswy
9971 IJUedtpI0 Jo 3ipd g sajdapy

-

DI A TN

... i . . .....a.... ... 4 » r..w../t.- .uliilr/ N - . ) .._.., .

Liawr . ! .... ..: £ 1 . ../Adm.ﬁm__—w#nhi//y ...u .."‘... e . o )

_ D PP W B L A I AR
- g R Y VIR

5ins 31 30 STANNVHI Q3103.108d 0ILdOGY -

County Code, Chapter 31, Protected Channels

)

6.

a0

i
5
1
-y
1
£
T
I
i
i
(

e

Suisun Marsh Local Protection Program

Solano Counly Component of the
2012 Amendment



	Solano LPP Certification Memo.Final.gg
	Item 33 Resolution 2012 Amendment

